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SUBJECT: Public hearing to affirm the findings of the Planning Commission, and
adopt Regulatory Tnne Amendment Case Number RZAI4-OO7
(Pyramid/La Posada Commercial) to consider a request to amend the
regulatory zone on two parcels from Parks and Recreation (PR) to
Neighborhood Commercial (NC). To reflect changes requested within this
application and to maintain currency of general area plan data,
administrative changes to the Spanish Springs Area Plan are proposed.
These adminisfiative changes include a revised map series with updated
parcel base and updated applicable text, and other matters properly
relating thereto without prejudice to the final dispensation of the proposed
amendments. The subject property is located at the southeast corner of
Pyramid Highway and La Posada Drive, (Spanish Springs), and is within a
portion of Section 35, T21N, R20E, MDM, Washoe County, NV. (ApNs:
534-09 l-06 and 534-09 1 -07).

And if approved,

Authorize the Chair to sign a Resolution to adopt the amendments to the
Spanish Springs Area Plan after adoption of Master Plan Amendment
Case Number MPA14-004. (Commission District 4.)

SI]MMARY

The applicant, Pyramid Urban Achievers, has submitted a Regulatory hne Amendment
(RZAI4-007) requesting to change the designation of two parcels from Parks and

Recreation (PR) to Neighborhood Commercial (NC).

Washoe County Strategic Objective supported by this item: Economic development and
diversification.

PREVIOUS ACTION

May 16.2007 - Washoe County Open Space and Regional Park Commission approved
the Park District 2C Master Plan, which identified Sky Ranch Park as a disposal property.

AGENDAITEM # C7
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3.2.C.4.1 Property Recommended for Disposal "Due to high traffic
volumes and planned roadway improvements encroaching on park
property (RTC Pyramid Lake Highwayll-a Posada Intersection), Sky
Ranch Park parcels are recorlmended for disposal. Safety concerns exist
for park participants and highway travelers with such close proximity to
this heavily traveled highway."

Since the approval of the Park District 2C Master Plan, the Board of County
Commissioners (the Board) has taken the following action toward disposal of the
property, compliant with the processes outlined in Nevada Revised Statutes (NRS):

December 11. 2012 - The Board directed staff to conduct due diligence for Washoe
County to reconvey APN-534-091-06 (6.377 acres) under certain terms and conditions.

February 5. 2013 - Washoe County Open Space and Regional Parks Commission
recorlmended to the Board that the proceeds from the sale of Sky Ranch Park stay within
Park District2C to support area parks in Spanish Springs.

February 26. 2Ol3 - The Board adopted a Resolution to offer reconveyance of
approximately 6.377 acres (commonly known as a portion of Sky Ranch Park) to
Pyramid Urban Achievers, LLC (APN 534-09l-06).

February 11.2014 - The Board approved a ReaI Property Reconveyance and SaIe
Agreement [$760,000] between Washoe County and Pyramid Urban Achievers, LLC for
disposition of APN 534-091-06 consisting of approximately 6.377 acres (commonly
known as a portion of Sky Ranch Park); directed staff to restore sale proceeds to Parks
Capital Fvnd40r'.4415 (Park District 2C)

February 11. 2014 - The Board adopted a Resolution to offer approximately 3.202 aues
(commonly known as a portion of Sky Ranch Park, APN 534-09l-07) to Pyramid Urban
Achievers, LLC for economic development or redevelopment purposes; and provided
additional direction to staffregarding disposition of the property.

March ll. 2014 - The Board adopted an Amended Summary of Terms for the
Conveyance of Real Property as presented by Pyramid Urban Achievers, LLC regarding
3.202 acres in Spanish Springs (commonly known as a portion of Sky Ranch Park, APN
534-09r-07)

Other matters pertaining to this application:

October 13. 2014 - In accordance with the provisions stated in NRS 278.210.2, the
applicant conducted a neighborhood meeting to discuss the Master Plan Amendment,
necessary prior to approval of this Regulatory Zone Amendment request. The Master
Plan and zoning were discussed at the meeting held at the Spanish Springs Library. Five
citizens attended that meeting which was noticed in accordance with the Washoe County
Development Code. Concerns expressed during the neighborhood meeting included, the
site being annexed into Sparks and the possibility of the construction of residential uses
on the site. The Spanish Springs CAB did not meet during the review period for this
application.

November 13. 2014 - The Washoe County Planning Commission held a public hearing
on the proposed Regulatory Zone Amendment and voted to recommend approval to the
Board of County Commissioners.
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BACKGROUND
An extensive analysis of the request and the associated Master Plan Amendment is
included with the Staff Report prepared for the November 13ft Planning Commission
meeting. That report is included as "Attachment B" to this report.

FISCAL IMPACT
No fiscal impact.

RECOMMEI\DATION
It is recommended that the Board of County Commissioners affirm the findings of the
Planning Commission, and adopt Regulatory Zone Amendment Case Number RZAI4-
007 (Pyramid/La Posada Commercial) to amend the regulatory zone on two parcels from
Parks and Recreation (PR) to Neighborhood Commercial (NC). To reflect changes
requested within this application and to maintain currency of general area plan data,
administrative changes to the Spanish Springs Area Plan are proposed. These
administrative changes include a revised map series with updated parcel base and updated
applicable text, and other matlers properly relating thereto without prejudice to the final
dispensation of the proposed amendments. The subject property is located at the
southeast comer of Pyramid Highway and La Posada Drive, (Spanish Springs), and is
within a portion of Section 35, T2lN, R20E, MDM, Washoe County, NV. (APNs: 534-
091-06 and 534-091-07).It is further recommended that the Board authorize the Chair to
sign the attached Resolution to adopt the amendments to the Spanish Springs Area Plan
after adoption of Master Plan Amendment Case Number MPAI4-0M.

The justification for the findings can be found in the attached Planning Commission staff
report and minutes. The Planning Commission made the following findings in support of
their adoption in accordance with Washoe County Development Code Section
110.820.15 and the frndings as listed and in accordance with the Spanish Springs fuea
Plan:

l. The proposed amendment is in substantial compliance with the policies and action
programs of the Master Plan and the Regulatory ZoneMap.

2. The proposed amendment will provide for land uses compatible with (existing or
planned) adjacent land uses, and will not adversely impact the public health,
safety or welfare.

3. The proposed amendment responds to changed conditions or further studies that
have occurred since the plan was adopted by the Board of county
Commissioners, and the requested amendment represents a more desirable
utilization of land.

4. There are or are planned to be adequate transportation, recreation, utility, and
other facilities to accommodate the uses and densities permitted by the proposed
amendment.

5. The proposed amendment will not adversely affect the implementation of the
policies and action programs of the Washoe County Master Plan.

6. The proposed amendment will promote the desired pattern for the orderly
physical growth of the County and guides development of the County based on
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the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

7. The proposed amendment will not affect the location, purpose and mission of the
military installation.

8. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that clearly
identifies the improvements likely to be required to support the intensification,
and those improvements have been determined to be in substantial compliance
with all applicable existing facilities and resource plans for Spanish Springs by
the Department of Water Resources. The Department of Water Resources will
establish and maintain the standards and methodologies for these feasibility
studies.

9. A traffic analysis has been conducted that clearly identifies the impact to the
adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basin and the improvements likely to be required to
maintain/achieve the adopted level of service. This finding may be waived by the
Department of Public Works for projects that are determined to have minimal
impacts. The Department of Public Works may request any information it deems
necessary to make this determination.

10. For proposals to establish or intensify commercial land uses, a market analysis
has been conducted that clearly establishes a corlmunity serving trade area,
provides convincing evidence of a need to increase the inventory of community-
serving commercial land use opportunities, and demonstrates no negative impact
on the qualitative jobs/housing balance in the Spanish Springs planning area (i.e.
the relationship between anticipated employment types/wages and housing costs).

POSSIBLE MOTION

Should the Board agree with staff s recommendation, a possible motion would be: "Move
to affirm the findings of the Planning Commission, and adopt Case Number RZAL4-007
(Pyramid/La Posada Commercial) to amend the regulatory zone on two parcels from
Parks and Recreation (PR) to Neighborhood Commercial (NC). To reflect changes
requested within this application and to maintain crurency of general area plan data,
administrative changes to the Spanish Springs Area Plan are proposed. These
administrative changes include a revised map series with updated parcel base and updated
applicable text, and other matters properly relating thereto without prejudice to the final
dispensation of the proposed amendments. The subject property is located at the
southeast corner of Pyramid Highway and La Posada Drive, (Spanish Springs), and is
within a portion of section 35, T21N, R20E, MDM, washoe county, NV. (ApNs: 534-
091-06 and 534-091-07). I further move to authorize the Chair to sign the affached
Resolution to adopt the amendments to the Spanish Springs Area Plan after adoption of
Master Plan Amendment Case Number MPA14-004."

Attachments:

Attachment A: November 13, Z0l4Plarcting Commission Staff Report
Attachment B: Planning Commission Resolution
Attachment C: Proposed Regulatory TnneMap
Attachment D: Resolution



Subject:

Applicant:

Summary:

Recommendation:

Prepared by:

Email:
Phone:

Attachment A

Planning Commission Staff Report
Meeting Date: November 13,2014 Agenda ltem Number: 9A

Master Plan Amendment Case Number MPA14-004 and
Regulatory Zone Amendment Case Number R7A14-002

Pyramid Urban Achievers

To amend a policy within the Spanish Springs Area plan,
which limits Commercial land use acreage, to allow more
commercial regulatory zone acreage, to change the Master
Plan Category on two parcels to Commercial (C) and to
change the regulatory zone on those parcels to Neighborhood
Commercial (NC)

Approve, recommend adoption, and authorize Chair to sign
the attached resolutions

Roger D. Pelham, MPA, Senior Planner
Community Services Development
Planning and Development Division
rpelham@washoecountv. us
775.328.3622

Descriptions

Master Plan Amendment Case Number MPA14-004 (Pyramid/La Posada Commercial) - To
consider a request to amend the Spanish Springs Area Plan to (1) eliminate the limitation found
in Policy SS.17.2.c1 of the Spanish Springs Area Plan for the allowed amount of commercial
land use acreage and; (2) change the Master Plan Category on two parcels from Suburban
Residential (SR) to Commercial (C).

To reflect changes requested within this application and to maintain curency of general area
plan data, administrative changes to the Spanish Springs Area Plan are proposed. These
administrative changes include a revised map series with updated parcel base and updated
applicable text, and other matters properly relating thereto without prejudice to the final
dispensation of the proposed amendments.

Regulatory Zone Amendment Case Number RZA14-007 (Pyramid/La Posada Commercial)
- To consider a request to amend the regulatory zone on two parcels from Parks and
Recreation (PR) to Neighborhood Commercial (NC).

o Applicant: Pyramid Urban Achievers
C/O Whittemore Law Firm
Attn: Brian Hagen, Esq.
555 S. Center Street
Reno NV 89501

Post Office Box 11'130, Reno, NV 89520-0027 - 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.3600 - Fax: 775.328.6133

www.washoecounty. us/comdev
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. Property owner: washoe county Parks Administration
Attn: Jennifer Budge
1OO1 E. th Street
Reno, NV 89512

o Location: Southeast corner of Pyramid Highway and La Posada
Drive

. Assesso/s Parcel Numbers: 534-091-06 and 534-091-07
o Parcel Size: t6.4 acres and t3.2 acres
. Current Master Plan Category: Suburban Residential (SR)
. Proposed Master Plan Category: Commercial (C)
. Current Regulatory Zone: Parks and Recreation (pR)
o Proposed Regulatory Zone: Neighborhood Commercial (NC)
. Area Plan: Spanish Springs
o Citizen Advisory Board: Spanish Springs
. Development Code: Authorized in Article 820, Amendment of Master plan

and Article 821, Amendment of Regulatory Zone. Commission District: 4 - Commissioner Hartung
. section/Township/Range: a portion of section gs,Tz1N,.R2oE, MDM

Washoe County, NV

Master Plan Amendment Case Number MPA14-004 and
Regulatory Zone Amendment Case Number RZA|+OO7
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Master Plan Amendment

The purpose of a Master Plan Amendment (MPA) application is to provide a method of review
for requests to amend the Master Plan.

The Master Plan guides growth and development in the unincorporated areas of Washoe
County, and consists of three volumes. By establishing goals and implementing those goals
through policies and action programs, the Master Plan addresses issues and concerns both
countywide and within each community. Master Plan amendments ensure that the Master Plan
remains timely, dynamic, and responsive to community values. The Washoe County Master
Plan can be accessed on the Washoe County website at http://wryMwashoecountv.us, click on

Master Plan Amendment Case Number MPA14-0M and
Regulatory Zone Amendment Case Number PZA14-007
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Department List, click on Planning and Development, click on Planning Documents or it may be
obtained at the front desk of Washoe County Planning and Development.

Volume One of the Master Plan outlines six countywide priorities through the year 2025. These
priorities are known as Elements and each is summarized below. The Land Use and
Transportation Element in particular, plays a vital role in the analysis of a Master plan
Amendment.

.@Projectionsofpopulation,housingcharacteristics,trendsin
employment, and income and land use information for the County.

. -Gonservation Elgm.gnt lnformation, policies and action programs, and maps necessary
for protection and utilization of cultural and scenic, land, water, air and other resources.

. Land Use and Transportation Element lnformation, policies and aciion programs, and
maps defining the County's vision for development and related transportation facilities
needed for the forecasted growth, and protection and utilization of resources.

. Publte Services and Facilities Element lnformation, policies and action programs, and
maps for provision of necessary services and facilities (i.e. water, sewer, general
government and public safety facilities, libraries, parks, etc.) to serve the land use and
transportation system envisioned by the County.

. HouginE Element lnformation, policies and action programs, and maps necessary to
provide guidance to the County in addressing present and future housing needs.

n Open Space and Natural Resource Manaqement Plan Element lnformation, policies
and action programs, and maps providing the necessary framework for the management
of natural resources and open spaces.

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and
action programs for local communities in unincorporated Washoe County relating to
conservation, land use and transportation, public services and facilities information, and maps.

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that
have been adopted by the Washoe County Commission. These plans provide specific guiding
principles for various districts throughout unincorporated washoe county,

Requests to amend the Master Plan may affect text and/or maps within one of the six Elements,
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans. Master
Plan Amendments require a change to the Master Plan and are processed in accordance with
washoe county Development code Article 820, Amendment of Master plan.

When making a recommendation to the Washoe County Commission, the Planning Commission
must make at least three of the findings as set forth in Section 110.820.15, Review procedures,
of the Washoe County Development Code, unless a military installation is required to be
noticed, then a finding of fact pursuant to subsection 6 of Section 110.820.15 is atso required. lf
there are findings contained in the Area Plan in which the subject property is located, then the

Master Plan Amendment Case Number MPA14-004 and
Regulatory Zone Amendment Case Number PZAI+OO7
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Planning Commission must make all of these findings in addition to the above-referenced
findings. The Planning Commission adopts a Master Plan Amendment by resolution approved
by a vote of two thirds of the total membership of the Planning Commission. The adopted
Master Plan Amendment is then certified and recommended by the Planning Commission to the
Board of County Commissioners. By a simple majority vote, the Board of County
Commissioners may, after a public hearing, adopt such parts of the Master Plan Amendments
as may practicably be applied to the development of the County. The Board of County
Commissioners must affirm, modify or reverse the findings of the Planning Commission. If the
Board of County Commissioners desires to change or add to an amendment adopted by the
Planning Commission, it must refer the change or addition to the Planning Commission for a
report.

After adoption by the Washoe County Commission, as described in Chapter 278 of the Nevada
Revised Statutes (NRS), a Master Plan Amendment must be found in conformance with the
Truckee Meadows Regional Plan. The purpose of the Regional Plan is to provide a
collaborative structure that will serve the Truckee Meadows well into the future. Four modules
within the Regional Plan focus goals and policies on the coordination of master planning in
Washoe County as it relates to land use, infrastructure provision, resource management, and
plan implementation.

ReEulatorv Zone Amendment

The following explains a Regulatory Zone Amendment, including its purpose and the review and
evaluation process involved for an application with such a request. The analysis of the subject
proposal can be found on page 12.

The purpose of a Regulatory Zone Amendment (RZA) is to provide a method for amending the
Regulatory Zone Maps of Washoe County. The Regulatory Zone Maps depict the Regulatory
Zones (i.e. zoning) adopted for each property within the unincorporated area of Washoe County.
The Regulatory Zones establish the uses and development standards applied to each property.
Regulatory Zones are designed to implement and be consistent with the Master Plan by
ensuring that the stability and character of the community will be preserved for those who live
and work in the unincorporated areas of the County. A Regulatory Zone cannot be changed if it
conflicts with the objectives or policies of the Master Plan, including area plans that further
define policies for specific communities. The Master Plan is the blueprint for development within
the unincorporated County. Pursuant to NRS 278, any action of the County relating to zoning
must conform to the Washoe County Master Plan.

Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with
countywide policies found in Volume One of the Washoe County Master Plan and applicable
area plan policies found in Volume Two of the Washoe County Master Plan. lf the subject
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the
Master Plan, then supplemental review shall be required to ensure compliance with the
applicable plan. Additionally, the analysis includes review of the proposed amendment against
the findings found in Article 82'1, Amendment of Regulatory Zone, of the Washoe County
Development Code and any findings as set forth in the appropriate Area Plan.

Requests to change a Regulatory Zone affecting a parcel of land or a portion of a parcel are
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County

Master Plan Amendment Case Number MPA'|4-0M and
Regulatory Zone Amendment Case Number RZ.A14-O07
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Development Code. Rezoning or reclassification of a lot or parcel from one Regulatory Zone to
another requires action by both the Planning Commission and the Board of County
Commissioners.

The Planning Commission may deny a Regulatory Zone Amendment or it may recommend
approval or modification of an amendment to the Board of County Commissioners. Upon an
affirmative recommendation by the Planning Commission, the Board of County Commissioners
is required to hold a public hearing which must be noticed pursuant to Section 110.821.20 of the
Washoe County Development Code. Final action is taken by the Board of County
Commissioners who may adopt, adopt with modifications, or deny the proposed amendment.

Master Plan Amendment Case Number MPAIzt-004 and
Regulatory Zone Amendment Case Number R7A1+OO7
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Vicinitv Map

Master Plan Amendment Case Number MPA14-004 and
Regulatory Zone Amendment Case Number RZA14-007
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Spanish Springs Planning Area
MPAl4.004; Pyramidlla Posada Commercial
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Analvsis

The two parcels that comprise the former Sky Ranch Park (the subject site) cunently have a
Master Plan Category of Suburban Residential (SR) and have a Regulatory Zone of Parks and
Recreation (PR). The applicant is requesting that the Master Plan Category on the subject site
be amended to Commercial (C) and that the Regulatory Zone be amended to Neighborhood
Commercial (NC). ln order for the proposed change to be in conformance with the Master Plan,
specifically a change is needed to policy SS.17.2 (C) of the Spanish Springs Area Plan, to
remove the current limit on commercially zoned acreage within the Spanish Springs Suburban
Character Management Area (SCMA). The proposed change to the policy would read as
follows:

For eemmereial eN industial land use intensifications, the overall percentage of
industrial regulatory zone acreage will not exceed 9.86 percent

of the Suburban Character Management Area.

The Board of County Commissioners acted to delete this policy in its entirety on May 19,2011
(Master Plan Amendment Case Number MPA10-002), however, that request is still pending
action by the Regional Planning Commission. The current request may go forward while the
previous action is pending without harming the intent of the previous action as the current
request would eliminate just the commercial restriction, while the previous action would, upon
approval, eliminate the remainder of the policy.

At this time, the combined commercial and industrial regulatory zoned acreage within the
Spanish Springs SCMA is at the maximum amount set by policy SS.17.2(C). lf the policy is
changed as requested by the applicant, there would be no limitation on the amount of
commercial regulatory zone acreage in the SCMA within the Area Plan. However additional
lndustrial regulatory zone is restricted by Truckee Meadows Regional Plan, per policy 1.3.3 as
follows:

Policv 1.3.3
To conform with the Regional Plan, in unincorporated areas within the TMSA,
local master plans may allow non-residential uses of appropiate scale to serue
the community and not the greater region. The appropriate scale of non-
residential development shall be based on generally accepted seruice standards
for population, employment, seruice area, and market analysis.

lndustrial/warehouse uses are permitted only within existing or master-planned
multi-use busrness parks found in conformance with the Regional Plan.

It is the opinion of staff that, the proposed change to Spanish Springs Area Plan policy
SS.17.2(C) is in conformance with the intent of the adopted Regional Plan.

Master Plan Amendment Case Number MPA14-004 and
Regulatory Zone Amendment Case Number PZA14-OO7

Acreage Cunently
Allowed bv Policv

Current Acreage Proposed Acreage

Commercial 200.86 200.86 210.46
lndustrial 621.7 621.7 N /A
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Upon approval of that change, the next logical question is whether the specific change from the
Master Plan Category of Suburban Residential (SR) to Commercial (C) is appropriate on the
subject site. At a very basic levelthe subject request would change the fourth comer on a major
intersection in the Area Plan from Residential (R) to Commercial (C). All other quarters of that
intersection are master planned as commercial at this time.

The market analysis included with the application predicts that commercial development of the
site would likely consist of approximately 56,000 square feet of commercial uses. The market
analysis uses definitions of types of shopping centers from the Urban Land lnstitute Retail
Development Handbook, 2008, which indicates that a gross lease area up to 60,000 square feet
is typically neighborhood-serving and generally draws customers from a one- to three- mile
radius. This is generally consistent with the Washoe County Development Code which defines a
'Neighborhood Centef as consisting of up to 50,000 square feet of gross lease area and
drawing from a one-half to one-and-one-half mile radius IWCDC Section 304.25(0(1)]. lf
development of the subject site occurs at the 56,000 square feet of gross leasable commercial
floor area, it would fall within the "Community Cente/ use type, under the Development Code
which typically has a gross lease area of 50,000 to 150,000 square feet, and generally draws
customers from a one to three mile radius [WCDC Section 304.25(f)(2)]. Regardless of whether
future development is categorized as a'Neighborhood Centef or as a'Community Cente/ both
uses are consistent with the Regional policy requiring that non-residential uses be, 'appropriate
scale to serve the community and not the greater region.'

Specifically, the application states that the following Master Plan policies support the application
request:

Population Element:

POP.3.1, Goal Four, POP.4.1

Conservation Element:

GoalTwo, C.2.1, GoalThree, C.3.3

Land Use and Transportation Element:

Goal One, LUT.1.1, LUT.1.4, Goal Three, LUT.3.1, LUT.3.2, LUT.3.5, Goal Five, LUT.S.1,
LUT.5.2, LUT.5.3, 1UT.5.3.1, LUT.5.4, GoalSeven, LUT.7.1 ,LUT.17.4, LUT.18.1, LUT.26.1

Public Services and Facilities Element:

PSF.1.13.4, PSF.1.23, pSF.1.24, pSF.3.g, pSF.4.2, pSF.4.5, pSF.4.g, pSF.5.2.

Perhaps the polices most applicable to the current request include: LUT.1.4 "Residential should
be within close proximity to retail/commercial land uses within SCtvlAs to facilitate both walking
and cycling...'; and Goal Five, 'Development occurs where infrastructure is available';

The following is a brief timeline of the actions that have been taken by the Washoe County
Parks Commission and the Washoe County Board of Commissioners which have led to the
current requests. This timeline was provided to Planning and Development by Parks Planning
staff.
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May 16, 2007 - Washoe County Open Space and Regional Park Commission approved
the Park District 2C Master Plan, which identified Sky Ranch Park as a disposat
property.

3.2.C.4.1 Propefty Recommended for Disposal"Due to high traffic volumes and planned
roadway improvements encroaching on park propefty (RTC Pyramid Lake Highway/La
Posada lntersection), Sky Ranch Park parcels are recommended for disposal. Sifety
concerns exist for park participants and highway travelers with such close proximity io
this heavily traveled highway."

Srnce the approval of the Park District 2C Master Plan, the Board of County
Commissioners (the Board) has taken the following action toward disposa/ of the
property, compliant with the processes outlined in Nevada Revr'sed Sfafufes (NRS/;

December 11, 20'12 - The Board directed staff to conduct due diliEence for Washoe
County reconvey APN-534-091-06 (6.377 acres) under cerlain terms and conditions.

February 5, 2013 - Washoe County Open Space and Regional Parks Commissiol
recommended to the Board that the proceeds from the sale of Sky Ranch Park stay
within Park Distriet 2C to support area parks in Spanish Sprlngs.

February 26, 2013 - The Board adopted a Resotution to offer reconveyance of
approximately 6.377 acres (commonly known as a poftion of Sky Ranch Park) to
Pyramid Urban Achievers. LLC (APN 534-091-00).

February 11, 2014 - The Board approved a Real Property Reconveyance and Sale
Agreement [$760,000] between Washoe County and Pyramid Urban Achievers. LLC for
disposition of APN 534-091-06 consisting of approximatety 6.377 acres (commonly
known as a portion of Sky Ranch Park); directed staff to restore sale proceeds to paris
Capital Fund 404-4415 (Park District 2C)

February 11, 2014 - The Board adopted a Resolution to offer approximately 3.202 acres
(commonly known as a poftion of Sky Ranch Park, APN 534-091-07) to Pyramid Urban
Achievers, LLC for economic development or redevelopment pulooses; and provided
additional direction to staff regarding disposition of the propefty.

March 11,2014 - The Board of County Commissioners (The Board) adopted an
Amended Summary of Terms for the Conveyance of Real Propefty as presented by
Pyramid Urban Achievers, LLC regarding 3.2A2 acres in Spanish Springs (commoniy
known as a portion of Sky Ranch Park, APN fi4-Agl-07)

Additional documents related to the sale of the 07 parcel and reconveyance of the 06
parcel are tentatively scheduled for consideration of the Board at their October 14, 2014
meeting, Per terms of the agreements. the propefty is anticipated ta close escrow on or
before May 1,2A16, to accommodate due diligence forthe buyerto conduct a Master
Plan Amendment and associated property rezoning.

Three additional ball fields were constructed in 2008 as paft of Phase 3 of Eagle Canyon
Park, not ottly in anticipation of the decommissioning of Sky Ranch Park, but itso to itelp
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meet the growing need for baseball particularly in the Spanrsh Springs community. White
the park is sfi// open and available to the public, permitted athletic league use at Sky
Ranch Park ended in June 2014, based on the terms and conditions of the
Reconveyance Agreement between Washoe County and Pyramid urban Achievers LLC.
Also compliant with the agreement, Washoe County has relocated some irnprovements
and appuftenances to other parks in this Park District, in anticipation of the sale of the
propefty. The league has been on notice since 2007 and the County proactively worked
with the leagues to add additional lighted fields to Eagle Canyon Park. Spanlsh Spnngs
Cal Ripken funded the lighting improvements. design, and permitting at Eagle Canyon
Park.

While these actions do not directly support a change in the Master Plan to Commercial, they do
show that the Parks Commission and the Board of County Commission have acted to transfer
the property to private ownership, and it is for those new owners to seek the necessary
approvals for appropriate development of the site.

Summary

The proposed changes to the Master Plan Categories and Regulatory Zones on the subject
parcels and the Spanish Springs Area Plan as a whole are compatible, after analysis, with the
intent of the Master Plan.

Compatibilitv

The subject property is located within the Suburban Character Management Area (SCMA),
which is the designated growth area for Spanish Springs. The property is immediately
sunounded by other commercial properties. There is a 'high' compatibility rating with the
proposed Regulatory Zone in relationship to the other three comers of the adjacent intersection,
according to Table 3: Land Use Compatibility Matrix, which is a part of the Land Use and
Transportation Element of the Master Plan.

Services and Facilities

Water and Sewer: Both water and sewer facilities are existing on site and will be utilized during
any subsequent development.

Storm Drainase: A large drainage channel traverses a portion of the subject site. Any additional
impacts created must comply with generally applicable codes at the time that development
takes place.

Washoe Countv Schools: The change to a commercial designation is unlikely to increase
demand for school services.

Traffic: According to the traffic study dated September 11,2014 and included in the application,
the proposed amendment will result in an increase in traffic to the site which will be addressed
with changes to ingress and egress upon development of the site. The study states that no
additional mitigation is necessitated by the proposed changes.
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Fire Protection: According to the Truckee Meadows Fire Protection District, development of the
site is subject to the requirements of Washoe County Code 60. There is a fire station located
across La Posada Drive, approximately 125 feet to the northeast.

Applicable Goals and Policies of the Area Plan

Spanish Sprinss Area Plan

Goal One: The pattern of land use designations in the Spanish Springs Area Plan will
implement and preserve the community character described in the Character Statement.

ss.1.3 The following Regulatory Zones are permitted within the Spanish springs
Suburban Character Management Area:

e. Neighborhood Commercial/Office (NC).

Staff Comment: The applicant is requesting the subject srfe fo be zoned Neighborhood
Commercial (NC)

ss.1.6 Staff will review any proposed Master Plan Amendment against the findings
identified in the Plan Maintenance section of this plan and make a
recommendation to the Planning Commission. At a minimum, the planning
Commission must make each of these findings in order to recommend approval
of the amendment to the Board of County Commissioners.

Staff Comment: The required Plan Maintenance findings are under Goal Seventeen and are
listed and discussed below.

Transportation

Goal Three: The regional and local transportation system in the Spanish Springs
planning area will be a safe, efficient, multi-modal system providing significant
connections to the greater region, and access to commercial services, public tands and
employment opportunities in the communityr. The system will contribute to the
preseruation and implementation of the community character as described in the
Spanish Springs Vision and Gharacter Statement
Policies

SS.3.11 At the request of the Department of Public Works, non-residential projects shall
submit traffic reports and mitigation plans to the Departments of Public Works
and Community Development for review and approval prior to the issuance of
building permits for the project.

Staff Comment: The application includes a traffic study which indicates that the change in tand
use will not require additional mitigation.

Goa! Seventeen: Amendments to the Spanish Springs Area Plan will be for the purpose
of further implementing the Vision and Character Statemenf or to respond to new or
changing circumstances. Amendments must conform to the Spanish Springs Vision and
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Character Statement. Amendments will be reviewed against a set of criteria and
thresholds that are measures of the impact on, or progress toward, the Vision and
Character Statement

SS.17.1 ln order for the Washoe County Planning Commission to recommend the
approval of ANY amendment to the Spanish Springs Area Plan, the following
findings must be made:

a. The amendment will further implement and preserve the Vision and
Character Statement.

b. The amendment conforms to all applicable policies of the Spanish
Springs Area Plan and the Washoe County Master Plan.

c. The amendment will not conflict with the public's health, safety or welfare.

Staff Comment: The proposed amendments implement the Vision statement, in pafticular the
statement that, 'A distinct suburban core is, and will continue to be, concentrated along Pyramid
Highway. This suburban core includes a broad mix of non-residential uses..." The proposed
amendments conform to all applicable policies of the Spanlsh Spnhgs Area Plan and the
Washoe County Master Plan, and do not conflict with the public's health, safety or welfare.

SS.17.2 ln orderforthe Washoe County Planning Commission to recommend approval of
any amendment involving a change of land use, the following findings must be
made:

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that clearly
identifies the improvements likely to be required to support the
intensification, and those improvements have been determined to be in
substantial compliance with all applicable existing facilities and resource
plans for Spanish Springs by the Department of Water Resources. The
Department of Water Resources will establish and maintain the standards
and methodologies for these feasibility studies.

Staff Comment: A feasibility study is included as Appendix C with the application. That study
indicates that municipal water, sewer, and stormwater facilities are available either on or
adjacent to the subject site.

b. A traffic analysis has been conducted that clearly identifies the impact to
the adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basin and the improvements likely to be required to
maintain/achieve the adopted level of service. This finding may be waived
by the Department of Public Works for projects that are determined to
have minimal impacts. The Department of Public Works may request any
information it deems necessary to make this determination.

Staff Comment: A traffic analysis is included in the application and indicates that the proposed
changes will not result in impacts to traffic that fall below a LOS C.

Master Plan Amendment Case Number MPAIzt-OM and
Regulatory Zone Amendment Case Number PZA14-007



Washoe County Planning Commission Staff Report Staff Report Date: October 17,2014

c. For commercial and industrial land use intensifications, the overall
percentage of commercial and industrial regulatory zone acreage will not
exceed 9.86 percent of the suburban character Management Area.

Staff Comment: This poltcyis proposed to be amended with approvat of this request. Upon that
approval, the proposalwill be in compliance with this policy.

SS.17.3 For proposals to establish or intensify commercial land uses, a market analysis
has been conducted that clearly establishes a community serving trade aiea,
provides convincing evidence of a need to increase the inventory of community-
serving commercial land use opportunities, and demonstrates no negative impatt
on the qualitative jobs/housing balance in the Spanish Springs planning area (i.e.
the relationship between anticipated employment types/wages and housing
costs).

Staff Comment: The required market analysis is included as Appendix B to the application. That
report indicatesthatthere is a demand in the Spanrsh Sprngs areafor approximately 1g2,000
sluare feet of neighborhood seruing retail uses. This proposalwould provide approximatety
56,000 square feet of neighborhood seruing retail uses.

Development Suitabilitv within the Spanish Sprinos Area plan

The only constraints identified on the development suitably map for the Spanish Springs Area
Plan map are 100 year hazard flood area. The subject site contains a large flood convLyance
channel, which will allow any additional stormwater run-off to be appropriateiy conveyed.

Neishborhood Meetino and Citizen Advisorv Board (SSGABI

ln accordance with the provisions stated in NRS 278.210.2, the applicant is required to conduct
a neighborhood meeting prior to the Master Plan Amendment being scheduied for planning
Commission. The proposed Master Plan Amendment was discussed at a neighborhool
meeting at the Spanish Springs Library on October 13'2014. Five citizens attended that
meeting which was noticed in accordance with the Development Code. The Spanish Springs
CAB did not meet during the review period for this application.

Concerns expressed during the neighborhood meeting included, the site being annexed into
Sparks and the possibility of the construction of residential uses on the site. Specific to
development in the unincorporated County, the Development Code would generally aliow some
residential uses in the Neighborhood Commercial zone, however, the Spanish Springs Area
Plan prohibits such uses, as can be seen in Appendix C from that plan, below. lf the'parcels are
annexed into the City of Sparks at some point in the future, then the development of, and
possible uses of those parcels would be governed by that jurisdiction.
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Appendix c - Allowable Land Uses in the spanish springs Area Flan
ln some instiancm, allowable use within certain land use designations of tre Spanish Springs
Area Plan vary frorn those allowed for the sanre land use in Article 302, Allorved l-lses, bf t6e
Washoe County Dorelopment Cde. The following tables delineate laM uses allowed for certam
designations found in the Spanish Springs Area Plan. For land use designations not listed betror.u,
thg land uses assigned by Article 302, Allovried Uses, of the Washoe Gounty Devetopment Code
will apply. All other uses are prohibited.

Table C-l: Allowed Uses {ResldentialUse Types)

Cf- = Not allowed; A = Ailorred, P = Admmntnatve Permt PR = Pah Commtsron Appoval Elrsuant t0
110.1tH.40(c): 9, = Flanning OommEson Slesal Use Pennit S: = Bmd of Adlusthent $ireoal Uw
Pennit

Residendal Use Types
(Seston l'10.304.151

Residendal Non-Residenda[
tixtJ!' Lt5 LDR Itu PSP u5

Residentid
Sinsle Family. D&ch€d A A A
Sinsle Family, Aitached A A
ulplex
Mlrlo-L.amxly

Aff acfed Acce€sn, Ed€tlino A A
DetaclEd Acces€orv D#Bllino s, s, S,
DqEched Acc$sorv Stmcfu Jre A A A

R€srd8flual Grl,up Home A A A
Mamfiact red Horfm Pafl(s

Staff believes that a general consensus was expressed, during the neighborhood meeting, that
commercial use of the subject site is appropriate.

Public Hearins Notice

Notice for the Master Plan amendment has been given in accordance with the provisions of
Nevada Revised Statutes 278.260, as amended. Notice for Master Plan Amendments must be
given in accordance with the provisions of Nevada Revised Statutes 278.210, as amended.
The time and place of the public hearing must be provided in at least one publication or a
newspaper of general circulation in the city or county, at least 10 days before the day of the
public hearing.

(a) Compliance with Noticino Requirements. Owners of all real property to be
noticed are owners identified on the latest County Assessor's ownership maps
and records. Such notice is complied with when notice is sent to the last known
addresses of such real property owners as identified in the latest County
Assessot's records. Any person who attends the public hearing is considered to
be legally noticed unless those persons can provide evidence that they were not
notified according to the provisions of this Section 110.821.20.

Noticins for this proposal: Thirty-eight (38) property owners within 850 feet of the subject parcel
were noticed by mail not less than 10 days before the scheduled Planning Commission meeting
of November 13, 2014. A legal ad was placed in the Reno Gazette Journal for November 3-,

2014 publication.
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Agencv Comments

The proposalwas submitted to the following agencies for review and comment.
o Washoe County Community Services Department

. Building and Safety Division

. Geographic lnformation Systems
o Parks and Open Space
. Land Development
o Roads
o Traffic
o Water Rights
o Water / Sewer

o Washoe County Health District
. Air euality
o Environmental Health
. Mosquito / Vector Control

o Truckee Meadows Fire Protection District
. City of Sparks
. Truckee Meadows Regional Planning
. Reno/Sparks lndian Colony
. Spanish Springs Citizen Advisory Board
r Nevada Department of Transportation

Comments were received from the RegionalTransportation Commission, the Truckee Meadows
Fire Protection District, Regional Parks and Open Space, District Health Department, and
Engineering and Capital Projects. There were no recommendations for denial. All comments are
included in the attachments to this report.

Required findinos and recommendation (MPAI4-004)

Findinqs required in policv SS.17.1. 2 and 3 of the Spanish Sprinos Area Plan. For Staff
Comments on the Spanish Springs Area Plan findings please refer to pages 16 through 18 of
this report.

SS.17.1 !n order for the Washoe County Planning Commission to recommend the
approval of ANY amendment to the Spanish Springs Area Plan, the following
findings must be made:

a. The amendment will further implement and preserve the Vision and
Character Statement.

b. The amendment conforms to all applicable policies of the Spanish Springs
Area Plan and the Washoe County Master Plan.

c. The amendment will not conflict with the public's health, safety or welfare.
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ss.17.3

ln order for the Washoe County Planning Commission to recommend approval of
any amendment involving a change of land use, the following findings mus! be
made:

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that clearly
identifies the improvements likely to be required to support th;
intensification, and those improvements have been determined to be in
substantial compliance with all applicable existing facilities and resource
plans for spanish springs by the Department of water Resources. The
Department of Water Resources will establish and maintain the standards
and methodologies for these feasibility studies.

b. A traffic analysis has been conducted that clearly identifies the impact to
the adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basin and the improvements rikery to be required to
maintain/achieve the adopted level of service. This finding may be waived
by the Department of Public Works for projects that aie determined to
have minimal impacts. The Department of pubric works may request any
information it deems necessary to make this determination.

c. For commercial and industrial land use intensifications, the overall
percentage of commercial and industrial regulatory zone acreage will not
exceed 9.86 percent of the suburban character Management Area.

For proposals to establish or intensify commercial land uses, a market analysis
has been conducled that clearly establishes a community serving trade aiea,
provides convincing evidence of a need to increase the inventory of community-
serving commercial land use opportunities, and demonstrates no negative impact
on the qualitative jobs/housing balance in the Spanish Springs planning area (i.e.
the relationship between anticipated employment types/wages and housing
costs).

Findinos required in WCCl 1 0.820. 1 5(d)

1. The proposed amendment is in substantial compliance with the policies and
action programs of the Master plan.

Staff Comment: The proposed amendment does not conflict with the poticies and action
programs of the Master Plan.

2. The proposed amendment will not result in land uses which are incompatible with
(existing o-r planned) adjacent land uses, and will not adversely impait the public
health, safety or welfare.

Staff Comment: The proposed Master Plan category on the subjecf srfe is consistent with the
surrounding parcels. The change to the Spanr,sh Spnhgs Area Plan eliminating the cap on
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commercial land use ,s consistent with previous action taken by the Board of Coun$
Commissioners.

3. The proposed amendment identifies and responds to changed conditions or
further studies that have occurred since the plan was adopted by the Board of
County Commissioners, and the requested amendment represents a more
desirable utilization of land.

Staff Comment: Conditions have changed substantially in the time since the subjecf sife was
previously developed. Pimaily the amount of traffic on Pyramid Highway and La Posada Drive
h as i n cre ased subsfa nti al ly.

4. There are or are planned to be adequate transportation, recreation, utility and
other facilities to accommodate the uses and densities permitted by the proposed
amendment.

Staff Comment: Adequate infrastructure and other facilities have been shown to be sufficient to
accommodate the proposed changes in the Master Plan.

5. The proposed amendment promotes the desired pattern for the orderly physical
growth of the County and guides the development of the County based on the
projected population grovuth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.

Staff Comment: The proposed amendment will allow commercialuses on the last quarter of a
major intersection within the suburban core of the Spanrsh Spnngs Area Plan.

6. The proposed amendment will not affect the location, purpose and mission of the
military installation.

Staff Comment: This finding is not applicable as there are no military installations within close
proximity to the subject property.

Recommendation for MPAI 4-004

Based upon the information presented in the staff report, written testimony and verbal testimony
received during the public hearing, it is recommended that the Master Plan Amendment
proposed for the Spanish Springs Area Plan, being a part of the Washoe County Master Plan,
be adopted, certified and recommended to the Board of County Commissioners.
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Possible Motion

I move that after giving reasoned consideration to the information in the staff report and
testimony and evidence produced at the public hearing, the Washoe County Planning
Commission make the following findings and, based on those findings, approve and authorize
the Chair to sign Resolution Number 14-_ adopting amendments to Washoe County
Master Plan Spanish Springs Area Plan (MPA14-004) to (1) eliminate the limitation found in
Policy SS.17.2.c1 of the Spanish Springs Area Plan for the allowed amount of commercial land
use acreage and; (2) change the Master Plan Category on two parcels from Suburban
Residential (SR) to Commercial (C) as attached hereto.

1. The amendment will further implement and preserve the Vision and Character
Statement.

2. The amendment conforms to all applicable policies of the Spanish Springs Area Plan
and the Washoe County Master Plan.

3. The amendment will not conflict with the public's health, safety or welfare.

4. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly identifies the
improvements likely to be required to support the intensification, and those
improvements have been determined to be in substantial compliance with all applicable
existing facilities and resource plans for Spanish Springs by the Department of Water
Resources. The Department of Water Resources will establish and maintain the
standards and methodologies for these feasibility studies.

5. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the [unincorporated] Spanish Springs Hydrographic Basin and the
improvements likely to be required to maintain/achieve the adopted level of service. This
finding may be waived by the Department of Public Works for projects that are
determined to have minimal impacts. The Department of Public Works may request any
information it deems necessary to make this determination.

6. A market analysis has been conducted that clearly establishes a community serving
trade area, provides convincing evidence of a need to increase the inventory o1
community-serving commercial land use opportunities, and demonstrates no negative
impact on the qualitative jobs/housing balance in the Spanish Springs planning area 1i.e.
the relationship between anticipated employment types/wages and housing costs).

7. The proposed amendment is in substantial compliance with the policies and action
programs of the Master Plan.

8. The proposed amendment will not result in land uses which are incompatible with
(existing or planned) adjacent land uses, and will not adversely impact the public health,
safety or welfare.

9. The proposed amendment identifies and responds to changed conditions or further
studies that have occurred since the plan was adopted by the Board of County
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Commissioners, and the requested amendment represents a more desirable utilization
of land.

10. There are or are planned to be adequate transportation, recreation, utility and other
facilities to accommodate the uses and densities permitted by the proposed amendment.

11. The proposed amendment promotes the desired pattern for the orderly physical growth
of the County and guides the development of the County based on the projected
population growth with the least amount of natural resource impairment and the efficient
expenditure of funds for public services.

12. The proposed amendment will not affect the location, purpose and mission of the military
installation.

Recommendation for RZA14-007

Those agencies which reviewed the application provided commentary in support of approval of
the project. Therefore, after a thorough analysis and review, it is recommended that the
proposed Regulatory Zone Amendment be recommended for adoption to the Board of County
Commissioners. The following motion is provided for your consideration:

Motion

I move that after giving reasoned consideration to the information contained in the staff report
and information received during the public hearing, the Planning Commission recommends
adoption of the proposed Regulatory Zone Amendment having made all of the following findings
in accordance with Washoe County Development Code Section 110.821.15 and having made
the findings in accordance with the Spanish Springs Area Plan. I further move to authorize the
Chair to sign Resolution Number 14-_on behalf of the Planning Commission.

1. The proposed amendment is in substantial compliance with the policies and action
programs of the Master Plan and the Regulatory Zone Map.

2. The proposed amendment will provide for land uses compatible with (existing or
planned) adjacent land uses, and will not adversely impact the public health, safety or
welfare.

3. The proposed amendment responds to changed conditions or further studies that have
occurred since the plan was adopted by the Board of County Commissioners, and the
requested amendment represents a more desirable utilization of land.

4. There are or are planned to be adequate transportation, recreation, utility, and other
facilities to accommodate the uses and densities permitted by the proposed amendment.

5. The proposed amendment will not adversely affect the implementation of the policies
and action programs of the Washoe County Master Plan.

6. The proposed amendment will promote the desired pattern for the orderly physical
groMh of the County and guides development of the County based on the projected
population growth with the least amount of natural resource impairment and the efficient
expenditure of funds for public services.
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7. The proposed amendment will not affect the location, purpose and mission of the military
installation.

8. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly identifies the
improvements likely to be required to support the intensification, and those
improvements have been determined to be in substantial compliance with all applicable
existing facilities and resource plans for Spanish Springs by the Department of Water
Resources. The Department of Water Resources will establish and maintain the
standards and methodologies for these feasibility studies.

9. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the [unincorporated] Spanish Springs Hydrographic Basin and the
improvements likely to be required to maintain/achieve the adopted level of service. This
finding may be waived by the Department of Public Works for projects that are
determined to have minimal impacts. The Department of Public Works may request any
information it deems necessary to make this determination.

10. For proposals to establish or intensify commercial land uses, a market analysis has been
conducted that clearly establishes a community serving trade area, provides convincing
evidence of a need to increase the inventory of community-serving commercial land use
opportunities, and demonstrates no negative impact on the qualitative jobs/housing
balance in the Spanish Springs planning area (i.e. the relationship between anticipated
employment types/wages and housing costs).

Appeal Process

An action of denial by !!e Planning Commission may be appealed to the Board of County
Commissioners as specified in Section 110.820.25 and 110.821.25 of the Washoe County
Development Code, up to 10 days after the public hearing date. lf the end of the appeal period
falls on a non-business day, the appeal period shall be extended to include the next business
day.

Applicant: Pyramid Urban Achievers
C/O Whittemore Law Firm
Attn: Brian Hagen, Esq.
555 S. Center Street
Reno NV 89501

Property Owner: Washoe County Parks Administration

Consultant:

Attn: Jennifer Budge
1001 E. 9s Street '
Reno, NV89512

Wood Rodgers
Attn: Andy Durling
5440 Reno Corporate Drive
Reno, NV89511
KLS Planning & DesignConsultant:

Master Plan Amendment Case NumberMPA|4IOO4 and
Regulatory Zone Amendment Case Number RZA14-OO7



Washoe County Planning Commission Staff Report

Attn: John Krmpotic
9480 Double Diamond Plovy, Suite 299
Reno, NV 89521

Action Order xc:

Staff Report Date: October 17,2014
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RESOLUTION OF'TIIE WASHOE COT]NTY PLAI\NIING COMMISSION

AoorrrNc lx AnmNnMENT To rHE
w.a.snor counrv MASTER pt,Atr, sraxrsn SpnrNcs AREA pLAr\ (MPA14-004),.lNo

RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

ResolutionNumber 14-

Whereas Master Plan Amendment Case Number MPA14-004, came before the Washoe County
Planning Commission for a duly noticed public hearing on November 13, 2014; and

Whereas the Washoe County Planning Commission heard public comment and input from both
staffand applicant representatives regarding the proposed Master Plan amendment; and

Whereas the Washoe County Planning Commission has given reasoned consideration to the
information it has received regarding the proposed Master Plan Amendment; and

Whereas the Washoe County Planning Commission has made the findings necessary to support
adoption of this proposed Master Plan amendment as set forth in NRS Chapter 278 and Washoe
County Development Code, Article 820, Amendment of Master Plan; and

Whereas, pursuant to Washoe County Code Section 110.820.15(d), in making this
recommendation, the Washoe County Planning Commission finds that this proposed Master Plan
Amendment:

1. The amendment will further implement and preserve the vision and
Character Statement.

2. The amendment conforms t9 all applicable policies of the spanish Springs
Area Plan and the Washoe County Master Plan.

3. The amendment will not conflict with the public's health, safety or
welfare.

4. A feasibility_st.udy has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that cllarly
identifies the improvements likely to be required to support th;
intensification, and those improvements have been determined to be in
substantial compliance with all applicable existing facilities and resource
plans for Spanish springs by the Department of water Resources. The
Department of Water Resources will establish and maintain the standards
and methodologies for these feasibility studies.

5. A traffic aqa]ysis has been conducted that clearly identifies the impact to
Ile adopted.lev_el of service within the [unincorporated] spanish Springs
Hydrographic Basin and the improvements likely to bt required Io
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Planning Commission Resolution 14-

Master Plan Amendment
Case Number MPAI4-004
(Pyramid Urban Achievers)

maintain/achieve the adopted level of service. This finding may be waived
by the Department of Public Works for projects that are determined to
have minim{ impacts. The Department of Public Works may request any
information it deems necessary to make this determination.

6. A market analysis has been conducted that clearly establishes a
community serving fiade area, provides convincing evidence of a need to
increase the inventory of community-serving commercial land use
opportunities, and demonstrates no negative impact on the qualitative
jobs/housing balance in the Spanish Springs planning area- (i.e. the
relationship between anticipated employment ffies/wages and housing
costs).

7. The proposed amendment is in substantial compliance with the policies
and action programs of the Master Plan.

8. The proposed amendment will not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not
adversely impact the public health, safety or welfare.

9. The proposed amendment identifies and responds to changed conditions or
furtlier studies that have occurred since the 

-121an 
was adopled by the Board

of County Commissioners, and the requested amendment represents a
more desirable utilization of land.

10. There are 
-or 

ar9 planned to be adequate transportation, recreation, utility
and other facilities to accommodate the uses and densities permitted by the
proposed amendment.

11. The proposed amendment promotes the desired pattern for the orderly
physical growth of the County and guides the development of the County
based on the projected population growth with the least amount of natural
resource impairment and the efficient expenditure of funds for public
services.

12.The proposed amendment will not aflect the location, purpose and mission
of the military installation.

Now, therefore, be it resolved that pursuant to NRS 278.210(3) that the (l) Washoe County
Planning Commission does hereby adopt the proposed Master Plan Amendment in Master Plan
Amendment Case Number MPA14-004, comprised of the maps, descriptive matter and other
matter intended to constitute the amendments as submitted at public hearing noted above
(Exhibits B and C to the Planning Commission Staffreport dated October 17,2014); and (2) to
the extent allowed by law, this approval is subject to the conditions adopted by the Planning
Commission at the public hearing noted above. A certified copy of this resolution shall be
submitted to the Board of County Commission and any appropriate reviewing agencies in
accordance with NRS 278.220.

MPA1+OO4 R7A1+007
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Plaming Commission Resolution 14-
Master PIan Amendment
Case Number MPA14-004

Biramid Urban Achievers)

ADOPTED on November 13, 2014

ATTEST:

Carl R. Webb, Jr., AICP, Secretary

WASHOE COUNTY PLANNING COMMISSION

Roger Edwards, Chair

Page 3 of3
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MPA1 4-004

Proposed text amendment to the Spanish Springs Area Plan:

Existing:

Policy SS.17.2(C): For commercial and industrial land use intensifications, the overall
percentage of commercial and industrial regulatory zone acreage will not exceed 9.86 percent
of the Suburban Character Management Area.

Proposed:

Policy SS.17.2(C): For industrial land use intensifications, the overall percentage of industrial
regulatory zone acreage will not exceed 9.86 percent of the Suburban Character Management
Area.
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MPA1 4-004 Proposed Master Plan Map
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personal information, please contact Planning and Development staff at 775.328.3600.

Project lnformation Staff Assigned Gase No.:

Project Name:

Pyramid/La Posada Commercial

Prolect . Requested is a master plan amendment and regulatory zone amendment to allow for a
Descnpflon: commercial development on the subject parcels.

Project Address:8900 La Posada Drive

Project Area (acres or square fee$:9.6t acres

Project Location (with point of reference to major cross streets AND area locator):

Southeast comer of Pyramid Highway and La Posada Drive

Assessor's Parcel No.(s): ParcelAcreaoe: Assessor's Parcel No(s): ParcelAcreaoe:

534-091-06 6.4t acres

534-091-07 3.2t acres

Section(s)/Township/Range: S35 T21 R20

lndicate any previous Washoe Gounty approvals associated with this application:
Case No.(s).

Applicant lnformation (atach additionat sheets if necessary)

Propefi Owner: Professional Gonsultant:

Name:Washoe County c/o Parks Admin/Planning Name:Wood Rodgers

Address:1001 East 9th Street Building A Address:5440 Reno Corporate Drive

Reno, NV Zip:89520 Reno, NV Zip:89511
Phone:775-325-8094 Fax: Phone: 775-823-5211 Fax:775-8234066

Email: jbudge@washoecounty. us Email: ad urlin g@wood rodgers. com

Cell: Other: Cell 77 5-745-091 3 Other:

Contact Person: Jennifer Budge Contact Person: Andy Durling

ApplicanUDeveloper: Other Percons to be Gontacted:

Name: Pyramid Urban Achievers Name:KLS Planning & Design Group

Address:c/o \Mrittemore Law Firm - 555 S. Center Address:9480 Double Diamond Pkwy, #299

Reno, NV Zip: 89501 Reno, NV Zip:89521

Phone: Fax: Phone: 775-852-7606 Fax:775-852-7609

Email: Email: johnk@klsdesigngroup.com

Cell: Other: Cell: Other:

Contact Person:Brian Hagen, Esq. Contact Person: John Krmpotic

For Office Use Only

Date Received: lnitial: Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):

February 2014 MpAlt -OO4 RAI+OOT
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Master Plan Amendment
S u pplemental I nformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
references to Master Plan amendments may be found in Article 820, Amendment of Master Plan,

The Washoe County Master Plan describes how the physical character of the County exists today and is
planned for the future. The plan is adopted by the community and contains information, policies and a
series of land use maps. The Master Plan provides the essential framework for creating a healthy
community system and helps guide decisions about growth and development in the County. The
following are general types of requests the Coun$ receives to amend the Master Plan. Please identify
which type of amendment you are requesting:

g A request to change a master plan designation(s) from the adopted master plan and/or area

plan maps

tr A request to add, amend, modify or delete any of the adopted policies found in the elements

of the Master Plan

6 A request to add, amend, modify or delete any of the adopted policies in the area plans

tr A request to add, amend, modifu or delete specific lanquaqe found in the area olans

Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Master Plan. Staff will review the application to determine if the amendment request is in
conformance with the policies and language within the elements and area plans of the Master Plan or if
the information provided supports a change to the plan. Please provide a brief explanation to all
questions.

1. What is the Master Plan amendment being requested at this time?

Requested is a Master Plan Amendment to (1) eliminate the limitation in the Spanish Springs Area
Plan for the amount of commercial land use acreage found in Policy SS.17.2.c and (2) to change
the land use of the subject parcels from Suburban Residential (SR)to Commercial (C).

MPAII -004 RZAII -007
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3.

2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe
County Master Plan that supports the need for the amendment request?

The Washoe County Board of County Commissioners approved the elimination of Policy SS.17.2.c
in2012. Since that time, the Truckee Meadows Regional Planning Agency has been considering
said request, specifically with regard to the industrial land use acreage. Further, the Washoe Coung
Parks and Open Space Program identified that these parcels as appropriate for disposition in 2004.
Provided that Washoe County has both approved of the elimination of the commercial acreage
limitation and also identified that these properties are no longer required for their existing use, the
properties are appropriate for a land use change at this time to commercial. The commercial land
use is the most appropriate designation, given the properties size and location on the hard corner of
Pyramid Highway and La Posada Drive at a signalized intersection. The property would not be
appropriate for the underlying single family residential land use, nor would a multifamily designation
be appropriate due to the properties relative small size, location, and cunent access issues.

Please provide the following specific information.
a. What is the location (address or distance and direction from nearest intersection)? Please attach

a legaldescription.

The subject properties are located on the southeast comer of Pyramid Highway and La Posada
Drive. A legal description of the properties are provided with this application. Properties are
identified by the Assessol's office as APN's 534{91-06 & 07.

b. Please list the following (attach additional sheet if necessary):

APN of
Parcel

Master Plan
Designation

Existing
Acres

Proposed
Master Plan
Desiqnation

Proposed
Acres

534-091-06 Suburban Residential 6.4* acres Commercial 6.4t acres
534-091-07 Suburban Residential 3.2t acres Commercial 3.2t acres

MPAI+004 RAltt-007



c. What are the adopted land use designations of adjacent parcels?

North Commercial

South Medium Density Residential, Business Park & General Commercial (City of Sparks)

East Suburban Residential and Open Space (City of Sparks)

West Commercial

4. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land,
roadways, buildings, etc.):

subject properties are located on Pyramid Highway and La Posada Drive a signalized
intersection. The subject properties were previously utilized as the Sky Ranch Park (a County park
facility). This facility has since been offered for disposition and maintenance halted. Existing

development and commercially zoned vacant properties are located both to the north
west. Properties surrounding the project site to the south and east are within the Stonebrook

Planned Unit Development (City of Sparks). \Mile vacant, these properties are zoned for mix of
medium density residential (15 du/acre), general commercial, business park and open space.

Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils and
wildlife habital

The subject properties contain topography that is relatively flat with drainage channels along the
southern boundary and southwest portion of the site. Currently, the site has a park facility, including
parking lot, ball field, playground and general use turf areas.

5.

MPAlth0O4 RAl/r-007
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6. Describe whether any of the following natural resources or systems are related to the proposed
amendment:

a. ls property located in the 10O-year floodplain? (lf yes, please attach documentation of the extent
of the floodplain and any proposed floodplain map revisions in compliance with Washoe County
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County
Department of Public Works.)

tr Yes ANo

Explanation:

LOMR was approved, taking the property out of the floodplain subsequent to construction of
adjacent Reach 4 drainage channel.

b. Does property contain wetlands? (lf yes, please aftach
describe the impact the proposal will have on the wetlands.
a permit issued from the U.S. Army Corps of Engineers.)

a preliminary delineation map and
lmpacts to the wetlands may require

A Yes El No

Explanation:

are not anticipated on the site.

Does proper$ contain slopes or hillsides in excess of 15 percent and/or significant ridgelines? (lf
yes, please note the slope analysis requirements contained in Article 424, Hillside Development
of the Washoe County Development Code.)

tr Yes El No

Explanation:

The property is relatively flat.

MPAlt4-004 RA1th007
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d. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is
subject to avalanches, landslides, or flash floods; is near a stream or riparian area such as the
Truckee River, and/or an area of groundwater recharge?

tr Yes 6No

Explanation:

No known or mapped faults exist on the site. The site is not located on a hillside or mountainous
area, subject to avalanches or landslides. Flash flooding impacts are contained in the large
Reach 4 drainage channel that traverses the southwest corner and smalller channel located
along the southerly boundary of the site.

Does property contain prime farmland; is within a wildfire hazard area, geothermal or mining area,
and/or wildlife mitigation route?

tr Yes ANo

Explanation:

of the above apply.

7. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity
or associated with the proposed amendment:

tr Yes V4No

Explanation:

site is developed and no known archaeological, historic, cultural or scenic resources are known
exist on or directly adjacent to the site.

MPAl/r-004 RA1ik007



8. Do you own sufficient water rights to accommodate the proposed amendment?
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs,
proof of water rights be submitted with applications. Please provide copies of all
documents, including chain of title to the original water right holder.)

tr Yes dNo

lf yes, please identify the following quantities and documentation numbers relative to the water rights:

a. Permit # acre-feet per year

b. Certificate # acre-feet per year

c. Surface Claim # acre-feet Der vear

d. Other# acre-feet Der vear

e. Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources):

Not applicable.

f. lf the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additionaldevelopment.

Water rights will be obtained either from Washoe County D\ffR or on the open market at the time of
building permit for the commercial development.

(Amendment
etc.l require
water rights

MPAltt-OO4 RAl+007
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9. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

tr lndividualwells

tr Private water Provider:

6 Public water Provider: ffashoe County DWR

b. Available:

il Now tr 1-3 vears tr 3-5 years tr 5+ vears

c. Washoe County Capital lmprovements Program project?

tr Yes dNo

lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of water service:

Not applicable.

10. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?

a. System Type:

tr lndividualseptic

A Public system Provider: Washoe County DWR

d.

b. Available:

d Now I o 1-3 years tr 3-5 years I U 5+ years

c. Washoe County Capital lmprovements Program p@ect?

tr Yes dNo

MPAltt-004 RZA1th007
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d. lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. lf a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

Not applicable,,

11. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.

The project site is located on the southeast comer of Pyramid Highway (SR 445) and La Posada
Drive (regional arterial).

12. Will the proposed amendment impact existing or planned transportation systems? (lf yes, a traffic
report will be required. See attached Traffic lmpact Report Guidelines.)

Yes r'No

13. Community Services (provided and nearestfacility):

a. Fire Station Truckee Meadows Fire Station 17

b. Health Care Facilitv lenown and St. Mary's facilities located on Disc Drive

c. Elementary School Spanish Springs ES

d. Middle School Shaw MS

e. Hioh School Spanish Springs HS

f. Parks iagle Canyon Park

q. Library Spanish Springs Library (Lazy 5)

h. Citifare Bus Stop Route 5 (Sun Valley)

MPA|+004 RZA1ih007
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'14. Describe how the proposed amendment fosters, promotes or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan:

a. Population Element:

The proposed amendment supports the population growth estimates of the population element
by providing neighborhood serving commercial services to serve the growing population within
the Washoe County unincorporated TMSA in Spanish Springs. Specifically, the amendment
supports the following Goals and Policies of the Population Element Goal Three, POP.3.1, Goal
Four, POP.4.1.

Conservation Element:

The project site is located on a currently developed site with availability of municipal services
(water and sewer), as well as appropriate drainage facilities and therefore supports the
Conservation Element. No natural resources are detrimentally affected by this amendment.
Speciftc Goals and Policies of the Conservation Element that support the amendment are: Goal
2, C.2.1, Goal Three, C.3.3, Goal Four.

d. Land Use and Transportation Element:

The proposed amendmet is supported by the Goals and Policies of the Land Use and
Transportation Element by the following: Land Use - Goal 1, LUT.'1.1, LUT.1 .4, Goal Three,
1UT.3.1, 1UT.3.2, 1UT.3.5, Goal Five, 1UT.5.1, LUT.5.2, LUT.5,3, LUT.5.4, GoalSeven,
1UT.7.1, LUT.17.4, 1UT,18.1, 1UT.26.1,

b.

c. Housing Element:

The requested amendment does not directly support the Housing Elemenfs Goals and Policies.
The Goals and Policies of the Housing Element largely encourage the retention and
development of affordable housing. The co-location of neighborhood serving commercial with
affordable housing is seen as a best practice for providing employment in close proximity to
housing and reducing vehicle miles traveled.

MPAII -004 RAlt -007
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e. Public Services and Facilities Element:

blic services and facilities exist adjacent to the site to serve the proposed future intensification.
Goals and Policies of the PUblic Services and Facilities Element that support the
rent include: PSF.1.13.4, PSF.1.23, PSF.1.24, PSF.3.8, PSF.4.2, pSF.4.S, pSF.4.g,

PSF.5.2

f. Adopted area plan(s):

The Project Description provided with this application package thoroughly addresses the fact
the Spanish Springs Area Plan's Character Statement, Goals and Policies support the proposed
amendment. A narrative of the supporting features of the Character Statement and Goals and
Policies is provided for all applicable elements of the spanish spring Area plan.

15. lf the area plan includes a Plan Maintenance component, address all policies and attach allstudies
and analysis required by the Plan Maintenance criteria.

The Project Description provided with this application package thoroughly addresses the fact
the Spanish Springs Area Plan's Character Statement, Goals and Policies, including the plan
Maintenance policies, support the proposed amendment. A narrative of the supporting features
of the Character Statement and Goals and Policies is provided for all applicable elements of the
Spanish Spring Area Plan. Supporting documentation, including an lnfrastructure Feasibility
Report, Traffic Analysis, and Market Analysis is provided with this application package, per ihe

uirements of the Plan Maintenance section of the spanish springs Area plan.
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Applicant Comments

This page can be used by the applicant to support the master plan amendment request and should
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer
to Article 820 of the Washoe Coung Development Code for the list of Findings.)

see the Project Description, included with this application package, for additional analysis and
documentation regarding the proposed amendment.

MPAIi'-004 RZAI+007
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Reg u lato ry Zone Amendment
Su pplemental I nformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
references to Regulatory Zone amendments may be found in Article 821, Amendment of Regulatory
Zone.

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Zoning Map. Please provide a brief explanation to all questions answered in the affirmative.

1. Please describe the Regulatory Zone amendment request:

Requested with this application package is a regulatory zone amendment to change 9.6t acres of
Parks & Recreation to 9.6t acres of Neighborhood Commercial.

List the Following information regarding the property subject to the Regulatory Zone Amendment.

a. \Nhat is the location (address, assessois parcel number or distance and direction from nearest
intersection)?

The subject properties are located on the southeast comer of Pyramid Highway and La Posada
Drive. A legal description of the properties are provided with this application. Properties are
identified by the Assessor's office as APN's 534-091-06 & 07.

MPA1+oU RAl+007
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b. Please list the following (attach additional sheet if necessary):

c. What are the regulatory zone designations of adjacent parcels?

Zoninq Use (residential, vacant, commercial, etc,)

North GC Commercial

South NUD (Sparks) Vacant - Planned MFR, GC, BP

East NUD (Sparks) Vacant - Planned SFR

West GC Commercial & vacant

3. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land,
roadways, easements, buildings, etc.):

As mentioned previously, the subject properties are located on Pyramid Highway and La Posada
Drive a signalized intersection. The subject properties were previously utilized as the Sky Ranch
Park (a County park facility). This facility has since been offered for disposition and maintenance
halted. Existing commercial development and commercially zoned vacant properties are located
both to the north and west. Properties sunounding the project site to the south and east are within
the Stonebrook Planned Unit Development (City of Sparks). \rllhile vacant, these properties are
zoned for mix of medium density residential (15 du/acre), general commercial, business park and
open space.

MPA1th004 RAl+007
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APN of Parcel
Master Plan
Desionation

Current
Zonino

Existing
Acres

Proposed
Zoninq

Proposed
Acres

534-09146 Commercial* PR 6.4t acres NC 6.4t acres
534-091-07 Commercial* PR 3.2t acres NC 3.2t acres

"upon approval of MPA attached



5.

4. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils and
wildlife habitat.

The subject properties contain topography that is relatively flat with drainage channels along the
southern boundary and southwest portion of the site. Currently, the site has a park facility, including
parking lot, ball field, playground and general use turf areas.

Does the property contain development constraints such as floodplain or floodways, weflands, slopes
or hillsides in excess of 15o/o, geologic hazards such as active faults, significant hydrologic resources
or major drainages or prime farmland?

tr Yes ENo

Explanation:

A LOMR was approved, taking the property out of the floodplain subsequent to construction of the
adjacent Reach 4 drainage channel. Wetlands are not anticipated on the site, The property is
relatively flat. No known or mapped faults exist on the site. The site is not located on a hillside or
mountainous area, subject to avalanches or landslides. Flash flooding impacts are contained in the
large Reach 4 drainage channel that traverses the southwest comer and smalller channel located
along the southerly boundary of the site.

6. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity
or associated with the proposed amendment:

tr Yes ENo

Explanation:

The site is developed and no known archaeological, historic, cultural or scenic resources are known
to exist on or directly adjacent to the site.

MPAII -004 RZAI+007
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7. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Please provide copies of all water rights
documents, including chain of title to the original water right holder.)

tr Yes ENo

lf yes, please identify the following quantities and documentation numbers relative to the water rights:

a. Permit# acre-feet oer vear

b. Certificate # acre-feet per vear

c. Surface Claim # acre-feet per year

d. Other# acre-feet per year

e. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

Not applicable.

f. lf the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additionaldevelopment.

Water rights will be obtained either from Washoe County DWR or on the open market at the time of
building permit for the commercial development.
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8. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

tr lndividualwells

tr Private water Provider:

E Public water Provider: Washoe County DWR

b. Available:

E Now tr 1-3 years tr 3-5 vears tr 5+ years

c. ls this part of a Washoe County Capital lmprovements Program project?

tr Yes ENo

lf a public facility is proposed and is cunently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of water service:

Not applicable.

9. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?

a. System Type:

tr lndividualseptic

El Public svstem Provider: Washoe County DV1/R

d.

b. Available:

E Now tr 1-3 years tr 3-5 years tr 5+ years

c. ls this part of a Washoe County Capital lmprovements Program project?

tr Yes nNo
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d. lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. lf a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

Not applicable.

10. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.

The project site is located on the southeast corner of Pyramid Highway (SR 445) and La Posada
Drive (regional arterial).

11. Wll the proposed amendment impact existing or planned transportation systems? (lf yes, a traffic
report will be required. See attached Traffic lmpact Report Guidelines.)

tr Yes El No

12. Community Services (provided and nearest facility):

a. Fire Station Truckee Meadows Fire Station 17

b. Health Care FaciliU Renown and St. Mary's facilities located on Disc Drive

c. Elementarv School Spanish Springs ES

d. Middle School Shaw MS

e. Hioh School Spanish Springs HS

f. Parks Eagle Canyon Park

g. Library Spanish Springs Library Gazy 5)

h. Citifare Bus Stop Route 5 (Sun Valley)
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Projects of Regional Significance lnformation - for Regulatory Zone Amendmenb
Nevada Revised Statutes 278.026 defines "Projects of Regional Significance.' Regulatory Zone
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A'Yes' answer to any of the following
questions may result in the application being referred first to the Truckee Meadows Regional Planning
Agency for submission as a project of regional significance. Applicants should consult with County or
Regional Planning staff if uncertain about the meaning or applicability of these questions.

1. Will the full development potential of the Regulatory Zone amendment increase employment by not
less than 938 employees?

tr Yes ENo

2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or
more units?

tr Yes ENo

3. Will the full development potential of the Regulatory Zone amendment increase hotel
accommodations by 625 or more rooms?

tr Yes ENo

4. Will the full development potential of the Regulatory Zone amendment increase sewage by 187,500
gallons or more per day?

tr Yes ENo

5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625
acre-feet or more per year2

tr Yes ENo

6. Will the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or
more average daily trips?

tr Yes El No

7. Will the full development potential of the Regulatory Zone amendment increase the student
population from kindergarten to 12u grade by 325 students or more?

tr Yes ENo

MPA1+A04 RAl+007
EYIJIE"T FI



Applicant Comments

This page can be used by the applicant to support the regulatory zone amendment request and should
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer
to Article 821 of the Washoe County Development Code for the list of Findings.)

Please see the Project Description, included with this application package, for additional analysis and
supporting documentation regarding the proposed amendment.
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Proiect Location

The Pyramid/La Posada Properties (herein after referred to as "Project Site") are located at the
southeast corner of Pyramid Highway and La Posada Drive. The parcels are identified by the Washoe
County Assesso/s office as APN's 534-091-05 and 07. A Vicinity Map depicting the Project Site is
provided as Exhibit '?" following this Project Description. Additionally, Exhibits "8", "C", "D", and',E'
have been provided depicting the existing and proposed master plan and zoning mapping for the
project site and surrounding area.

Proiect Request

Requested at this time is a master plan amendment and a regulatory zone amendment, with the
ultimate goal of developing a neighborhood shopping center. To accomplish this, the following
requests are included with this application:

Eliminate "commercial properties" from Policy SS.1.7.2(c) of the Spanish Springs Area plan,

which requires that commercial and industrial properties not exceed 9.85 percent of the
Suburban Character Management Area, AND;
Amend the master plan designation on the subject properties from 9.61 acres of Suburban
Residential to 9.51 acres of Commercial, AND;
Amend the regulatory zone from 9.6+ acres of Parks and Recreation to 9.61 acres of
Neighborhood Com mercial.

Amendment Request Rationale'lustification

Proiect Historv:
The project site is currently utilized as a Washoe County park (Sky Ranch Park). The park is tocated in
Washoe County's Park District 2C, the master plan of which was updated in 2007. ln the 2OOl park
District 2C Master Plan update, the park was determined to be appropriate for disposition citing
safety concerns due to the parks close proximity to the busy Pyramid/La Posada intersection. This
master plan updated included an extensive public engagement (from 2005 to 2OO7) to establish the
priorities for park development, acquisitions and dispositions.

The Park District 2C Master Plan identifies Sky Ranch Park in section 3.2.C.4.1 - property
Recommended for Disposal, stating:

"Due to high trolfic volumes ond plonned roodwoy improvements encrooching on pork
property (RTC Pyromid Lake Highway/La Posoda lntersection), lky Ronch Pork porcels
(APN 53409L02 and APN 534091.0L) are recommended for disposal. Safety concerns
exist for pork porticiponts ond highwoy travelers with such close proximity to this heovily
traveled highway. Purchosed in 7984 for $100,000 with Park District 2C Residentiol
Construction Tox (RCT), it is recommended thot oll proceeds for this property be

1)

2l

3)

-1of13-
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Pyramid/La P osada Commerci al
Master Plan Amendment & Regulatory Zone Amendment

Project Description

reallocoted bock into this tax district for future park ocquisition ond development, ond
not ollocoted into the generolfund. ln oddition to the acquisition, oll park improvements
were constructed with RCT."

This recommendation to dispose of Sky Ranch Park was approved as part of the Master Plan, which
was presented publicly at numerous meetings with no opposition.

To accommodate for the loss of the ball field at Sky Ranch Park, three additional ball fields were
constructed with Phase 3 of the Eagle Canyon Park, located Tz-mile west of Sky Ranch Pank, in 2008. A
total of five ball fields are provided at Eagle Canyon Park. The number of ball fields at Eagle Canyon
Park were planned and constructed both in anticipation of the decommissioning of Sky Ranch Park, as

well to help meet the growing demand for baseball facilities in the Spanish Springs community.
Organized league usage of the Sky Ranch Park ball field ended in June, 20L4. The youth leagues in
Spanish Springs utilizing the facility were notified of the parks ultimate closure in 2007. Washoe
County has proactively worked with the leagues to relocate some improvements and appurtenances
to other parks in Park District 2C in anticipation of the properties'sale.

Master Plan Amendment Request:

The requested master plan designation of "Commercial" and elimination of the 9.86 percent
"commercial cap" is supported by the Spanish Springs Area Plan, the Truckee Meadows Regional
Plan, as well as by locational criteria that is supportive of good planning practices for the project site.
The following justifications have been provided to further detail the support of the proposed master
plan amendment request.

L. The request complies with the Spanish Sprines Area Plan Character Statement

The Spanish Springs Area Plan contemplates the creation of additional commercial land uses within
Pyramid Highway corridor. Specifically, the Area Plan's Character Statement identifies that additional
commercial should be concentrated along the Pyramid Highway corridor and should serve the
Spanish Springs community rather than the greater region, stating:

"Over the next 20 years, the community will provide o ronge of employment
opportunities ond o more limited, but still mixed, range of residential opportunities. Over
this period, the distribution of lond uses ond the provision of public focilities ond
infrastructure will preserve ond focilitate o community charocter thot merges Sponish

Springs' scenic, low-density, rurol ond western heritoge with suburbon residentiol,
emplovment ond commercial opportunities. lncreosing employment opportunities will
moke it possible for more Sponish Springs residents to choose to work close to home,
while on efficient Regional Tronsportotion System will provide substantiol and efficient
links to the greoter region.

-2ol13-
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Pyram i dfi-a P osada C o mme rci al
Master Plan Amendment & Regulatory Zone Amendment

Project Description

The existing and desired lond use pottern in the Sponish Springs planning areo is
discussed in the following text. A distind suburban core is, ond will continue to be,
concentroted alona Pvromid Hiohwav. This suburbon core includes a broad mix of non-
residentiol uses together with residentiol densities of up to three dwelling units per
ocre." Sponish Sprinos Areo Plon. poge 7, September, 2010 (emphosis added)

'The suburbon core, together with the transition zone, will be known os the Suburban
Charocter Manogement Areo (SCMA). This oreo will contoin all commerciol land use
desionotions ond residentiol densities greater than one unit per ten acres. The Suburban
Charocter Management Areo will be the designoted growth oreo in the Sponish Springs
Valley. Non-residentiol uses in the SCMA will mointoin a link to the scenic, rurol, western
ond ogricultural chorocter of the Sponish Springs plonning areo by developing a built
environment thot respects this heritoge ond seeks to preserve it whenever possible.
Future commerciol lond use desianations will be oimed ot orovidino seruices and
employment opportunities to the local communitv and not the qreoter reaion."
Spanish Sprinos Areo Plan. page 2, September,20L0 (emphasis odded)

As can be gleaned from the Character Statement and the mapped Suburban Character Management
Area (SCMA), existing and future commercial properties were intended to be concentrated within the
Pyramid Highway corridor within the SCMA. The project site's adjacency to Pyramid Highway and
location within the SCMA supports the deslres of the Character Statement for future commercial land
uses.

2. The request complies with the Goals and Policies of the Spanish Sprinss Area Plan

The following Goals and Policies from the Spanish Springs Area Plan support the requested
commercial land use designation:

Gool One: The poffern of lond use designotions in the Sponish Springs Areo Plon will implement and
preserve the community choracter described in the Choracter Statement.

o As described in the above justification, the requested commercial land use designation
implements the various elements of the Character Statement.

Policy 55.-1.3: The following Regulotory Zones are permitted within the Sponish Springs Suburbon
Ch o rocte r Mo nogeme nt Areo :

e. Neighborhood Com merciol/Office (NC)

f. Generol Commerciol (GC) - GC limited to the oreos designoted GC prior to August L7, 2OO4

o The requested Commercial land use designation, as well as the requested Neighborhood
Commercial zoning is in compliance with the above policy. As this policy specificalty limits the
amount of General Commercial and not the ltteighborhood Commercial, it stands to reason that
additional Neighborhood Commercially zoned property was contemplated with the Area plan.

-3of'13-
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Pyramid/La P osada Com me rci al
Master Plan Amendment & Regulatory Zone Amendment

Project Description

GoolThree: The regionol and locoltronsportation system in the Spanish Springs plonning orea will be
o sofe, efficient, multi-modol system providing significont connections to the greater region, and
occess to commercial services, public lands and employment opportunities in the community. The

system will contribute to the preservotion ond implementotion of the community charocter os

described in the Sponish Springs Vision and Chorocter Stotement.

o As the project site is located at the intersection of Pyramid Highway and La Posada Drive, the
intensification of the site is supported by Goal Three. A commercial development at the project
site will provide residents of Spanish Springs with additional neighborhood commercial
opportunities that are easily accessible from the regional roadway system.

55.3..2 Washoe County's policy level of service (LOS) for locol tronsportation facilities in the Spanish

Springs plonning area is LOS'C.'

55.3.2 The Woshoe County Regional Tronsportotion Commission (RTC) sets levels of service on
regionol roods. Washoe County will advocote for the RTC to estoblish policy levels of service "C" for oll
regionol roods in the Sponish Springs plonning areo.

55.3.3 Woshoe County will strongly odvocote the prioritizotion of improvements to Pyramid Highwoy
and qualified regionol roods ond arterials within the boundaries of this areo plon in the Regional
Tronsportation lmprovement Program in order to ochieve ond mointoin estoblished levels of service.

o The project site is located on and will provide ingress/egress from regional roads. The commercial
driveways on the project site are anticipated to operate at a LOS of "C" or better. Further, it is

anticipated that the regional roadways (Pyramid Highway and La Posada Drive) will not see an

increase in their current Level of Service. This position is supported by the fact that the project
site will be developed as a neighborhood serving commercial property. As such, it is anticipated
that traffic generated by the site would typically be pass-by trips already occurring in Spanish

Springs and the site would not be a regional attractor for additional traffic to the Spanish Springs
area.

SS.3.5 Washoe County will be on advocote for restricted occess to Pyromid Highwoy pursuont to the
provisions of the Pyromid Highwoy Corridor Monogement Plon.

o A restricted right-in/right-out driveway is anticipated on Pyramid Highway only. Additionally
driveways are also anticipated on La Posada Drive. More precise driveway locations will be
identified and reviewed with future special use permit and/or building permits for the proposed

commercial development.

55.3.L1 At the request of the Deportment of Public Works, non-residentiol projects shall submit traffic
reports ond mitigation plons to the Deportments of Public Works and Community Development for
review ond opproval prior to the issuonce of building permits for the project.

MPA1th004 RA14-007
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Pyram i d/La P osada Com me rc i al
Master Ptan Amendment & Regulatory Zone Amendment

Project Description

o A traffic study has been included with this master plan and rezone application (please see
Appendix A). The study identifies that limited impacts will be experienced on the adjacent
regional roadways. Mitigation efforts to appropriately place commercial driveways are included
as well. An update to this report will be provided with future special use permit and/or building
permit applications.

Goal Five: The built environment will implement and preserue the community charader as described
in the Sponish Springs Vision and Charocter Stotement.

55.5., Development, including thot granted by o speciol use permit, but excluding educotionol
facilities, within the Sponish Springs planning orea will comply with the oppropriote development
stondards ond design guidelines os detailed in Appendix A -Western Theme Design Guidelines and
Appendix B - Business Park Design Guidelines.

55.5.2 The Woshoe County Development Code will incorporate the stondords and guidelines
referenced in Policy 5S.5.1obove.

o Future development of the property will conform to the design guidelines established in the
Spanish Springs Area Plan. Compliance with the above goal and policies will be demonstrated
with future special use permit and/or building permits for the project site.

Gool Seven: The Spanish Springs plonning oreo will contoin on extensive system of porks and trails
thot provides the community ond the region with a broad ronge of recreotional opportunities;
provides connections between moior developments, recreational focilities, the RegionolTrail System,
public londs ond schools; and contributes to the preservotion ond implementation of the community
character.

55.7.L Updates to the Parks District Moster Plon for the Sponish Springs plonning oreo (District 2C) witl
look to this goal for direction. The Porks District 2C Master Plon will seek to preserve and implement
the commu nity cho racter.

r As summarized above, the project site is the former Sky Ranch Park site. This park was included in
the 2007 update to the master plan for Park District 2C as appropriate for disposition. Sky Ranch
Park was identified during the public meetings for the 2007 update to the District 2C master plan
as being unsafe due to the park's ball fields and other facilities close proximity to pyramid

Highway. To accommodate for the loss of the ball field at the project site, additional fields were
programmed and subsequently built at Eagle Canyon Park, located just west of the project site on
Eagle Canyon Drive. As such, the disposition of the property and proposed change to commercial
is a more appropriate use for the project site and is supported by the Park District 2C master plan.

Gool Twelve: Woter resources will be supplied to land uses in the Sponish Springs planning areo
occording to the best principles/proctices of sustoinable resource development.

-5of13-
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Py rami d/La P osada Com me rc i al
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Project Description

55.12.L Residentiol and commerciol development must utilize one or o combinotion of the following
relioble woter resources that are replenished in quontities to meet the needs of the area without
relionce upon groundwoter mining or rechorge from ogricultural uses:

o. Decreed Truckee River water rights or other opproved imported surfoce woter rights when
used with on oppropriote drought yield discount os determined by the water purveyor and
opproved by the Stote Engineer.

b. lmported groundwater from o source thot is replenished in sufficient quantity to meet the
demands ploced upon o source without groundwoter mining.
c. Certificated groundwater rights or permitted quosi-municipal groundwoter rights (thot
existed os of Moy 22, 1990) matched by imported, decreed surfoce woter from o source such
os the Truckee River.

i. For residentiol developments, the quontity of imported water or decreed surface
water shall be equolto 50 percent of the groundwoter demond.
ii. For developments other than residentiol (commerciol, industrial, recreationol, etc.),
the quontity of the motching imported or decreed surfoce woter rights shall be equol to
L00 percent of the calculated demand.
iii. The Truckee River surfoce woter dedicoted must be copoble of diversion to the Orr
Ditch.

Gool Fifteen: Woter resources will be provided to residentiol ond non-residential uses in a monner
thot implements and preserves the community character os described in the Spanish Springs Vision

a nd Charo cter State ment.

55.L5.L Whenever opplicable, oll development within the Sponish Springs Suburbon Charocter
Manogement Area will connect to o community woter service.

o Municipal water facilities are available on the project site. Appropriate water rights will be
dedicated with future building permits for the proposed commercial development.

Goal Sixteen: Wostewater treotment ond disposol will be provided to residential and nonresidential
uses in o monner thot implements ond preserves the community character os described in the Sponish

Springs Vision and Choracter Stotement.

55.L6.1 Whenever opplicoble, oll development within the Spanish Springs Suburbon Charocter
Monogement Areo will connect to o community sewer service.

o Municipal sewer facilities are located both in La Posada Drive, as well as to the southwest of the
property in Pyramid Highway to serve the project site. An lnfrastructure Feasibility Study has

been conducted and provided with this application as Appendix C.

Gool Seventeen: Amendments to the Spanish Springs Area Plan will be for the purpose of further
implementing the Vision and Character Stotement, or to respond to new or changing circumstonces.

-60f13-
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Project Description

Amendments must conform to the Sponish Springs Vision ond Choracter Stotement. Amendments will
be reviewed against o set of criterio ond thresholds thot ore meosures of the impoct on, or progress
toword, the Vision ond Choracter Stotement.

55.L7.L ln order for the Woshoe County Planning Commission to recommend the approvol of ANy
omendment to the Sponish Springs Area Plon, the following findings must be mode:

a. The omendment will further implement and preserve the Vision ond Choracter Statement.
b. The omendment conforms to oll opplicoble policies of the Sponish Springs Area plon and the
Washoe County Moster Plon.

c. The omendment will not conflict with the public's heolth, sofety or welfore.

o The proposed master plan amendment meets the above findings. A detailed analysis of the
findings is provided in the Findings section of this Project Description.

55.17.2 ln order for the Woshoe County Plonning Commission to recommend approval of ony
omendment involving o change of lond use, the following findings must be mode:

o. A feosibility study hos been conducted, commissioned and poid for by the opplicont,
relative to municipal woter, sewer and storm woter thot cleorly identifies the
improvements likely to be required to support the intensificotion, ond those improvements
have been determined to be in substontial compliance with oll applicable existing focilities
ond resource plans for Sponish Springs by the Department of Water Resources. The
Deportment of Water Resources will estoblish ond maintoin the stondords ond
methodologies for these feasibility studies.

o A feasibility study has been included with this application package (Appendix C). The study finds
that municipal water, sewer, and storm water facilities are available either on or adjacent to the
project site and therefore it is anticipated that serving the project site will be feasible.

b. A troffic onalysis has been conducted thot cleorly identifies the impoct to the odopted level
of service within the [unincorporoted] Sponish Springs Hydrogrophic Bosin and the
improvements likely to be required to maintoin/achieve the odopted level of service. This
finding may be waived by the Department of Public Works for projects thot ore determined
to have minimol impacts. The Deportment of Public Works moy request ony information it
deems necessary to make this determinotion.

o A traffic analysis has been provided with this application package (Appendix A). The traffic
analysis maintains the adopted local and regional Levels of Service as established by Washoe
County and the Regional Transportation Commission

c. For commerciol and industrial lond use intensificotions, the overoll percentoge of
commerciol ond industrial regulotory zone ocreage will not exceed 9.85 percent of the
Su bu rbo n Cho rocter M o n o gem e nt Areo.

MPA1th004 RAl+007
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Pyram i d/La P osada Com me rci al
Master Plan Amendment & Regulatory Zone Amendment

Project Description

o This policy is proposed to be removed with this master plan request. ln 2012, the Washoe County
Board of County Commissioners approved an amendment to the Spanish Springs Area Plan to
eliminate this policy. That amendment has yet to be ratified by the Regional Planning
Commission and, as such, still exists as of the time of filing of this master plan amendment
request. Specifically, this application proposes to remove the commercial portion from the policy,
provided the existing Truckee Meadows Regional Plan supports the ability of Washoe County to
provide neighborhood serving commercial in the unincorporated Truckee Meadows Service Area.
Policy L.3.3 of the Truckee Meadows Regional Plan provides that "local master plans may allow
non-residential uses of appropriate scale to serve the community and not the greater region".
The project site, while containing a total of 9.61 acres will see approximately 6.51 acres

developed in the future due to the constraint of existing drainage facilities reducing the overall
developable area. A more detailed discussion of the elimination of this policy is provided below.

lf the proposed intensification will result in o drop below the established policy level of
service for transportation (as estoblished by the RegionolTronsportotion Commission ond
Washoe County) within the Spanish Springs Hydrogrophic Basin, the necessdry
improvements required to maintain the established level of service are scheduled in either
the Woshoe County Capital lmprovements Program or Regionol Transportation
lmprovement Program within three years of approvol of the intensification. For impocts to
regionol roods, this finding moy be waived by the Woshoe County Plonning Commission
upon written request from the RegionolTronsportotion Commission.

lf roadways impocted by the proposed intensificotion are currently operating below
adopted levels of service, the intensificotion will not require infrastructure improvements
beyond those orticuloted in Woshoe County ond Regional transportotion plons AND the
necessory improvements ore scheduled in either the Washoe County Copital lmprovements
Program or RegionolTransportation lmprovement Progrom within three years of approvol
of the intensifi cation.

o As provided in the attached traffic analysis, the level of service will not be detrimentally affected
by the proposed intensification.

55.17.3 For proposols to estoblish or intensify commerciol land uses, a morket analysis has been

conducted thot clearly estoblishes o community serving trade oreo, provides convincing evidence of o
need to increase the inventory of community serving commerciol lond use opportunities, ond
demonstrotes no negotive impoct on the quolitotive jobs/housing balonce in the Spanish Springs
planning areo (i.e. the relotionship between onticipated employment types/woges ond housing costs).

o A market analysis has been included with this application package (Appendix B). As the overall
developable area of the project site (approximately 6.5+ acres) is relatively small, there is an

extensive trade area of existing and proposed residential units within close proximity, and the site
is appropriately located for commercial development, the market analysis finds that this site is

appropriate for the master plan and zoning designations proposed with this application. The

market study found that approximately Lgz,OOO+ additional square feet of commercial

MPAlthOO4 RA1+007
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development could be accommodated for in the Spanish Springs trade area and the 56,0001 of
additional commercia! proposed with this project does not surpass this.

3. The proiect site is appropriatelv located for commercial development.

The project site is located on State Route 445 (Pyramid Highway) at the southeast corner of La Posada
Drive. Adjacent surrounding land uses include:

North: Existing commercial development (General Commercial)
East: Existing commercial development (General Commercial), existing single family residential
(Suburban Residential), and a mix of residential densities in the Stonebrook Planned Development
(City of Sparks)

South: Currently vacant land located in the Stonebrook PD (City of Sparks) - the land to the south is
planned for a mix of multifamily residential, business park, and general commercial development
West: Existing commercial development (General Commercial)

The project site provides an appropriate and viable location for additional commercial development.
A commercial designation on the project site is more appropriate, given the properties proximity to a

highway and arterial. Due to highway noise and proximity to existing commercial, the site is not
appropriate for the existing underlying Suburban Residential master plan designation. Further, as has
been stated above, the Washoe County Parks and Open Space Department identified the Sky Ranch
Park as appropriate for disposition, citing concerns about safety and high traffic volumes due to the
parks proximity to Pyramid Highway.

4. The Truckee Meadows Regional Plan supports the master plan amendment request.

The Truckee Meadows Regional Plan supports both the elimination of the "commercial cap" (spanish
Springs Area Plan Policy SS.17.2.c), as well as a commercial designation on the subject properties.
Specifically, the following Goals and Policies contained in the Regional Plan address this master plan
request:

"Gool 7.3 - Unincorporoted Washoe County within the TMSA will support Module #L by providing o
development pottern thot includes o ronge of residentiol densities appropriote to the locotion and
typified by medium density, and sholl include appropriote neiqhborhood or locol seruino retoil uses,
ond emplovment opportunities desiqn to reduce trips. enhonce housing offordobility, ond promote

iobs-housing." Truckee Meodows Reoionol Plan, Module L - Poge 26, December 8, 20L1 (emphasis
odded)

"Policy L.3.3 - To conform with the Regional Plan, in unincorporated areos within the TMSA, locol
moster plans mov ollow non-residentiol uses of oppropriote scale to serue the communitv ond not

aenerollv occeoted seruice standords for population. emplovment. seruice orea. ond market
anolvsis. lndustriol/worehouse uses are permitted only within existing or moster plonned multi-

MPA1+004 RA1/t-007
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business parks found in conformonce with the Regionol Plon." Truckee Meodows Reoionol Plan.

Module 1. - Page 27, December 8, 2077 (emphosis odded)

The project site's developable area of approximately 6.5+ acres and proposed Neighborhood
Commercial regulatory zone fulfills the requirements of the above goal and policy from the Regional

Plan. Further, the market analysis provided supports the notion that the service area for a small
neighborhood commercial project at this location will include the Spanish Springs valley only and not
be regional serving. Additionally, the Regional Plan, via the above adopted policy, clearly
contemplates the ability to provide new commercial uses within the unincorporated Washoe County
TMSA. The cap on non-residential uses to 9.86% of Spanish Springs contained in policy SS.L7.2.c

should only apply to industrial uses, not the ability to provide additional neighborhood serving
commercial.

Regulatory Zone Amendment Request:

The requested Neighborhood Commercial regulatory zone complies with the amended master plan as

described above. Neighborhood serving commercial and the supporting zoning designations are
supported by the Spanish Springs Area Plan, the Truckee Meadows Regional Plan, as well as locational
criteria fitting for commercial development. The sites location on a highway and arterial roadway, as

well as surrounding land uses further support this proposal.
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Master Plan Amendment Findinss Review
The Planning Commission shall make all required findings contained in the area plan for the planning
are in which the property that is the subject of the Master Plan amendment is located and, at a
minimum, make at least three (3) of the following generalfindings of fact unless a military installation
is required to be noticed, then in addition to the above, a finding of fact pursuant to subsection (G)

shallalso be made:

General Master Plan Amendment Findings:

(1) Consistency with Master Plan.
(i) Approval: The proposed omendment is in substontiol complionce with the policies ond oction
programs ol the Master Plan.

Response: The proposed master plan amendments are in substantial compliance with the policies
and action programs of the Washoe County Master Plan as outlined in the Amendment Request
Rationale/ustification provided above. The site supports the goals and policies of the master plan by
locating neighborhood serving commercial development in close proximity to regional roadways and
residential land uses. The establishment of commercial development on this property promotes the
policies held in the Population, Land Use and Transportation, Housing, and the Public Services and
Facilities Elements of the Washoe County Master Plan. Additionally, the amendment request is in
substantial conformance with, and supported by, the goals and policies of the Spanish Springs Area
Plan as outlined in this Project Description.

Specific Goals & Policies that support the amendment request include:

o Population Element: GoalThree, POP.3.1, Goal Four, POp.4.1
o Conservation Element: Goal 2, C.2.L, GoalThree, C.3.3, Goal Four
o Land Use and Transportation Element: Land Use - Goal L,LUT.L.L,1UT.1.4, Goal Three, 1UT.3.1,

LUT.3.2, 1UT.3.5, Goal Five, 1UT.5.1, 1UT.5.2, 1UT.5.3, 1UT.5.4, Goal Seven, LUT.7.L, LUT.L7.4,
1UT.18.1, 1UT.26.1

o Public Services and Facilities Element: PSF.1.13.4, PSF.1.23, PSF.t.24, pSF.3.8, piF.4.2, pSF.4.5,

PSF.4.9, PSF.5.2

o Spanish Springs Area Plan: Goal One, Policy SS.1.3, Goal Three, 5S.3.L, SS.3.2, SS.3.3, SS.3.5,
S.3.L1, Goal Five, SS.5.1, SS.5.2, Goal Seven, SS.7.1, GoalTwelve, SS.12.1, Goat Fifteen, SS.15.L,
Goal Sixteen, SS.L5.1., SS.17.L, 55.17.2, SS.17.3

(2) Compatible Land Uses.
(i) Approvol: The proposed omendment will provide for lond uses compotible with (existing or
planned) adiocent lond uses, and will not adversely impoct the public heolth, sofety or welfare.

Response: The Commercial master plan designation is appropriate for the project site. Three of the
four corners of the intersection of Pyramid Highway and La Posada Drive are currently master
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Pyram i d/La P osada Com me rc i al
Master Plan Amendment & Regulatory Zone Amendment

Project Description

planned, and mostly all developed, as commercia! properties. Additionally, vacant land to the south
within the Stonebrook Planned Development (City of Sparks) has a mix of general commercial,
business park, and high density residential. Furthermore, it should also be noted that the current
master plan designation and use of the property (Sky Ranch Park) was found to not be a compatible
land use with the 2007 update to the Park District 2C Master Plan. As such, the proposed commercial
designation is a more compatible use for this location.

(31 Response to Change Conditions.
(i) Approvol: The proposed omendment responds to chonged conditions or further studies thot have
occurred since the plon wos odopted by the Board of County Commissioners, ond the requested
amendment represents o more desiroble utilizotion of land.

Response: As mentioned earlier, this project site has been found to no longer be compatible for the
existing use (Sky Ranch Park) due to proximity to Pyramid Highway and La Posada Drive. The same
factors that support removing the existing park also support establishing commercial on this site. The
proximity to the regional roadways at a signalized intersection is appropriate for commercial uses.

Additionally, with respect to the elimination of the "commercial cap" of 9.86% of the land area in
Spanish Springs, the Washoe County Board of Commissioners changed the condition in 2012 with
their approval of the outright elimination of Spanish Springs Area Plan Policy SS.L7.2.C. The Truckee
Meadows Regional Plan Policy 1.3.3 supports the elimination of the "commerclal cap" by encouraging
neighborhood serving commercial land uses in the unincorporated TMSA.

(41 Availability of Facilities.
(i) Approvol: There ore or are planned to be adequate tronsportotion, recreotion, utility, and other

facilities to occommodate the uses ond densities permitted by the proposed Master Plon designotion.

Response: The properties are located at a major intersection. Utilities and public facilities are

located adjacent to the project site adequate to serve the future commercial development. An

Infrastructure Feasibility Study has been conducted to support this master plan amendment request.

(5) Desired Pattern of Grouth.
(i) Approvol: The proposed omendment will promote the desired pattern for the orderly physical
growth of the County ond guides development of the County bosed on the projected populotion
growth with the least amount of noturol resource impairment ond the efficient expenditure of funds
for public seruices.

Response: As outlined in the above findings responses, as well as the rationale and justification for
this master plan amendment, the subject properties are most appropriate for commercial
development. While they have been found by the County to no longer be appropriate for a park use,

they present an opportunity for commercial development - a logical and efficient use of the property.
The site's location at a major intersection is a common and appropriate requirement for commercial

MPAl/r-004 Y!!!:1
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Pyram i d/La P osada Com merci al
Master Plan Amendment & Regulatory Zone Amendment

Project Description

development. Further, locating neighborhood serving commercial in close proximity to residential
provides employment opportunities, as well as commercial amenities for residents.

(6) Effect on a Military lnstallation.
(i) Approvol: The proposed omendment will not affect the location, purpose ond mission of the
militory installotion.

Response: Not applicable.

Spanish Sprines Area Plan Findinss:

ln order for the Washoe County Planning Commission to recommend the approval of ANY
amendment to the Spanish Springs Area Plan, the following findings must be made:

o. The omendment willfurther implement ond preserve the Vision ond Character Stotement.

Response: The Character Statement for the Spanish Springs Area Plan clearly contemplates future,
additional commercial properties being located in the Pyramid Highway Corridor that are
neighborhood serving in nature. Please refer to ltem 1 above under the Amendment Request
Rationale/ustification section of this Project Description for a detailed analysis of how the proposed
amendment will further implement the Spanish Springs Area Plan Character Statement.

b. The amendment conforms to all opplicable policies of the Sponish Springs Area Plon and the
Woshoe County Moster Plon.

Response: A detailed analysis has been provided above to demonstrate the policies that support the
proposed amendment. To address requirements of the plan maintenance policies, additional reports,
including lnfrastructure Feasibility, Traffic Analysis, and Market Studies have been included with this
application package demonstrating that no detrimental impacts will occur because of the
amendment and that the proposed commercial designation is appropriate at this location.

c. The omendment will not conflict with the public's health, sofety or welfore.

Response: The proposed amendment will not conflict with the public's health, safety or welfare. As

has been demonstrated above, arguably, this amendment and decommissioning of the existing Sky

Ranch Park will improve the public's safety. Safety concerns have been raised regarding the parks

location adjacent to Pyramid Highway, leading to the recommendation by the County that the park
be disposed of.
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Traffic lmpact Study- Pyramid I La Posada Commercial Center

INTRODUCTION

This report presents the findings of a Traffic lmpact Study completed to assess the potential traffic impacts

to local roadways and intersections associated with construction of the proposed Pyramid / La Posada

Commercial Center. The study of anticipated traffic impacts was undertaken for planning purposes and to
assist in determining what traffic controls or mitigation may be needed to reduce potential impacts. The

project site is located in the southeast quadrant of the Pyramid Highway/La Posada Drive intersection in

the Spanish Springs area of Washoe County as shown in Figure 1. The proposed project consists of a 6.5

acre commercial site assuming a 0.2 floor to area ratio, which translates to approximately 56,628 square

feet of shopping center. Three access points are proposed for the development; one on Pyramid Highway

(Driveway 1) and two on La Posada Drive (Driveway2 and Driveway3). Driveway L and Driveway2are
proposed as right-in/right-out access only. Driveway 3, which forms a four-legged intersection with an

existing intersection has left-in/right-in/right-out access to the proposed development. The driveway

locations are also shown in Figure 2.

This traffic impact study has been prepared to document existing traffic conditions, quantifu traffic
volumes generated by the proposed project, identify potential impacts, document findings and make

recommendations to mitigate impacts if any are found.

Study Areo ond Evoluoted Scenqrios

The following three intersections were identified for this study because they serve as the primary access

points to the project site:

o Pyramid Highway/Driveway 1

o La Posada Drive/Driveway 2

o La Posada Drive/Driveway 3/Existing Driveway

The Pyramid Highway/La Posada Drive intersection was not included in this analysis because that
intersection is part of the much larger scale Pyramid Freeway study and any minor impacts associated

Traffic Works, LLC
6170 Ridgeview Court, Suite B, Reno, NV 89519

775.322.4300
www.Traffic-Works.com
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Pyramid / La Posada Commercial Center - Traffic lmpact Study
September LL,20L4

with this project would be addressed by the Pyramid Highway improvement plans. Similarly, the existing
roundabout intersection to the east of the project site was not evaluated because that intersection was
constructed as a two-lane roundabout with capacity well in excess of the existing traffic volumes. No

impacts would be anticipated at the La Posada Drive/Rockwell Boulevard intersection.

It should be noted that the proposed project is intended to serve as a "neighborhood" commercial center
serving the northern reaches of Spanish Springs. The majority of trips to and from the project site will be
pass-by trips made by drivers already on Pyramid Highway, La Posada Drive, and at existing intersections.
For this reason, the study focuses on the proposed driveways.

This study includes analysis of the both the weekday AM peak hour and PM peak hour as these are the
periods of time in which peak traffic is anticipated to occur. The evaluated development scenarios are:

o Existing Conditions (no project)

o ExistinB Plus Project Conditions

Analysis Methodology

Level of service (LOS) is a term commonly used by transportation practitioners to measure and describe
the operational characteristics of intersections, roadway segments, and other facilities. This term equates
seconds of delay per vehicle at intersections to letter grades "A" through "F'with "A" representing
optimum conditions and "F" representing breakdown or over capacity flows.

Sisnalized and Un-sisnalized lntersections

The complete methodology is established in the Highway Capacity Manual (HCM), 2010, published by the
Transportation Research Board. Table 1 presents the delay thresholds for each level of service grade at
un-signalized and signalized intersections,

Level of service calculations were performed for the study intersections using the Synchro 8 software
package with analysis and results reported in accordance with the HCM 2000 methodology.

Roadwav Sesments

Table 2 shows the level of service thresholds for roadway segments as established in the Washoe County
2035 Regional Transportation Plan (RTP). The average daily traffic volumes were compared to the daily
volume thresholds shown in Table 2 to determine roadway segment level of service.

Tharrlc
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Pyramid / La Posada Commercial Center - Traffic lmpact Study
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Table 1: Level of Service Definition for lntersections

level of
Servlce

Brlef Descrlptlon
Un-slgnallzed
lntersectlons

(average delay/vehicle in
secondsl

Slgnallzed
lntersectlons

(average delay/vehicle in
secondsl

A Free flow conditions. <10 <10
B Stable conditions with some affect

from other vehicles.
10 to 15 10 to 20

c Stable conditions with significant
affect from other vehicles.

15 to 25 20 to 35

D High density traffic conditions still
with stable flow.

25 to 35 35 to 55

E At or near caoacitv flows. 35 to 50 55 to 80

F Over ca oacitv conditions. >50 >80
Source: Highway Capacrty Manual (2010), Chapters 16 and 17

Table 2: Average Daily Traffic LOS Thresholds by Facility Type for Roadway Planning

FacilityType Maximum Service Flow Rate (daily for given serulce level)

Number of Lanes LOSA LOS B tos c tos D tos E

Freeway

4 s 28,600 42,700 63,500 80,000 90,200

6 < 38,300 61,200 91,100 114.000 135,300

8 51,100 81,500 72!.400 153.200 180,400

10 63,800 10L,900 151,800 L91,500 225,500

Arterial-High Access Control

2 nla 9,400 L7,3OO 79,200 20,300

4 nla 20,4O0 36,100 38,400 40.500

6 n/a 31,600 54,700 57,600 50.900

8 n/a 42,500 73,200 76,800 81,300

Arterial-Moderate Access Control

2 nla 5,500 14,800 17,500 18,600

4 nla 12,OOO 32,200 35,200 35.900

6 nla 18,800 49,600 52,900 55,400

8 nla 25,600 66,800 70,600 73,900

Arterlal/Collector-Low Access Control

2 nla nla 6,900 13,400 15,100

4 nla n/a 15.700 28,400 30,200

6 n/a nla 24.800 43,100 45,400

8 n/a n/a 34,000 57,600 50,500

Arterial/Collector-Ultra-Low Access Control

2 nla nla 6,s00 13,300 'J,4,20O

4 nla nla 15,300 27,300 28,500

6 n/a nla 24,700 4L,200 43,000

8 nla n/a 33,300 55,200 57,400

Source: Washoe County RTP Table 3-4.

Th.u,rrlc
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Pyramid / La Posada Commercial Center - Traffic lmpact Study
September LL,2OL4

Level of Service Policv

The 2035 Regional Transportation Plan (2035 RTP) establishes level of service criteria for regional roadway
facilities in Washoe County, the City of Reno, and City of Sparks. The current Level of Service policy is:

o "All regional roadway facilities projected to carry less than 27,OOO ADT at the latest RTP horizon -
LOS D or better."

o "All regional roadway facilities projected to carry 27,OO0 or more ADT at the latest RTP horizon -
LOS E or better."

o "All intersections shall be designed to provide a level of service consistent with maintaining the
policy level of service of the intersecting roadways".

LOS "E" for the Pyramid Highway/Driveway 1 intersection and LOS "D" for other two intersections on La

Posada Drive have been used as the criteria consistent with the above regional policies. Additionally, we

understand Washoe County wishes to maintain LOS "C" on County roadways in the Spanish Springs area.

EXISTING CONDITIONS

Tronsportotion Focilities

A brief description of the key roadways in the study area is provided below.

Pyromid Highway is a major thoroughfare through Spanish Springs. lt is a four-lane roadway running
generally in a north-south direction connecting the Reno metropolitan area to Pyramid Lake. According
to the 2035 Regional Transportation Plan (RTP), Pyramid Highway is classified as a High Access Control
(HAC) arterial. The posted speed limit is 55 miles per hour (mph).

Lo Posada Drive is a two-lane east/west roadway that is designated a Medium Access Control (MAC)

arterial in the 2035 RTP. The posted speed limit is 35 mph.

Alternotive Trovel Modes

Sidewalks exist on both the north and south sides of La Posada Drive, and on portions of Pyramid Highway.

There are dedicated bike lanes adjacent to the project site on both Pyramid Highway and La posada Drive.
There are currently no public transit routes near the project site.

Existi ng I nte rse ctio n T raffi c Vol u m es

Traffic volumes were obtained by conducting new AM and PM peak hour turning movement counts at the
La Posada Drive/Existing Driveway (location 3) on Wednesday, September 3,2OL4.The traffic volumes on
Pyramid Highway were obtained from the Washoe County RTC traffic counts database. The existing peak

hour intersection traffic volumes are shown on Figure 3 attached.

TharrEc
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Exi sti n g I nte rse di o n Co n d iti o n s Lev e I ol S e ru i ce

Level of service calculations were performed using the existing traffic volumes, lane configurations, and

traffic controls. The results are presented in Table 3 and the calculation sheets are provided in Appendix

A, attached.

Table 3: Existing Conditions lntersection Level of Service Summary

Delay = Worst Approach Delay at TWSC intersections, Delay = Overall Average Delay at Signalized and AWSC intersections

LOS = Worst Approach Level ofService at TWSC intersections, LOS = Overall Level of Service at Signalized intersections

TWSC = Two-way stop control, AWSC = All-Way Stop Control

As shown in Table 3, the La Posada Drive/Existing Driveway intersection operates at acceptable levels of

service (LOS "8") during both the AM and PM peak hours. Detailed calculation sheets are provided in

Appendix A.

Existing Roodwoy Conditions Level ol Seruice

This section evaluates the roadway level of service on Pyramid Highway and La Posada Drive. Table 4

shows the existing daily traffic volumes and level of service conditions.

Table 4: Existing Conditions Roadway Level of Service Summary

Class Segment # Lanes DailyVolume tos

HAC
Pyramid Highway - South of La

Posada Drive
4 27,000 c

MAC
La Posada Drive - East of Pyramid

Highway
4 8,000 B

As shown in Table 4, the roadway segments currently operate at acceptable levels of service (LOS "D" or

better).

TharrEc
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lntercection Control

ExistingAM Existing PM

LOS Delay (sec/veh) ros tlelay {sec/veh)

Pvramid Hwv/Driveway 1 NA NA NA NA NA

La Posada Dr/Driveway 2 NA NA NA NA NA

La Posada Dr/Existing

Driveway
TWSC B L2.7 B L4.6
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PROJECT G ENERATED TRAFFIC

Project Description

The project site is located in the southeast quadrant of the Pyramid/La Posada intersection in Spanish

Springs. The site was formerly a county park but is now proposed as a 5.5 acre neighborhood commercial

site. We have assumed a 0.2 floor to area ratio, which translates to approximately 55,628 square feet of
building area. The anticipated land use is a neighborhood shopping center.

Trip Generation

Trip generation rates for the proposed project were obtained from the Trip Generation Manual, 8th
Edition, published by the lnstitute of Transportation Engineers. Table 5 provides the Daily, AM peak Hour,
and PM Peak Hour trip generation calculation details for the proposed project.

As shown in Table 5, the proposed project is estimated to generate 2,432total daily trips,57 totalAM
peak hour trips (35 lnbound and 22 Outbound), and 211 total PM peak hour trips (103 lnbound and 108

Outbound). M% of the total PM peak hour trips were assumed to be pass-by trips based on the ITE

standard rates. The ITE Trip Generation Manual does not provide any pass-by rates for the Daily or AM
peak hour periods, hence 0% pass-by was assumed for calculating Daily and AM peak hour trips. This is a

very conservative approach since many of the daily and AM peak hour trips will also be pass-by trips.

Table 5: Trip Generation Estimates

ITE Land Use code 820 - Shopping Center Daily ITE Rate = 42.94lksf (tnbound 50% and Outbound So%)

AM ITE Rate = 1.0o/kf llnboundGL% and Outbound 39%) PM ITE Rate = 3.73 /kf (tnbound 49% and outbound 51%)

Projed Access

Three access points are proposed forthe proposed developmen! one on Pyramid Highway (Driveway 1)

and two on La Posada Drive (Driveway 2 and Driveway 3). Driveway l and Driveway 2 are proposed as

right-in/right-out access only. Driveway 3, which forms a four-legged intersection with the existing
driveway intersection would have left-in/right-in/right-out access to the proposed development. The new
configuration maintains full access into and out of the existing shopping center. The driveway locations
are shown in Figure 2. The recommended configuration for the La Posada Drive/Driveway 3/Existing
Driveway intersection is shown in Figure 4.

TherrEc
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Center

(55.528 so ftl

TotalTrips Pass-By Trips Net NewTrips

Total ln Out Total ln Out Total ln Out

Daily Trips 2,432 t,2L6 7,2L6 No ITE pass-byfor Daily 2,432 L,2L6 L,216
AM Peak Trips 57 35 22 No ITE pass-byforAM Peak 57 35 22
PM Peak Trips 211, 103 108 93 45 48 118 58 50
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Access Spacing

Existing access to the project site (formerly a County Park) consists of two driveways located on La Posada

Drive. The existing west access has a right-in only configuration and is located approximately 150 feet
from Pyramid Highway (measured between curb returns). The existing east driveway has a right-out only

configuration and is located just east of the existing shopping center driveway (but on the opposite, south,

side of La Posada Drive). The existing access configuration is not sufficient to serve a neighborhood

commercial center.

The project proposes to improve access spacing and access alignment on La Posada Drive by constructing

a new right-in/right-out driveway (Driveway 2) approximately 200 feet west of Pyramid Highway, which

is more consistent with the access management standards outlined in the 2035 Regional Transportation

Plan, than the existing west driveway at 150 feet. The Driveway 2 location meets the 2035 RTP access

standards for a Moderate Access Control (MAC) facility as it would be located at least 200 feet from

Pyramid Highway. Since there is just over a 500 foot distance between Pyramid Highway and the existing

shopping center driveway (on the north side of La Posada), a second right-in/right-out/left-in

configuration driveway (Driveway 3) can be located opposite the existing driveway and for all intensive

purposes will meet the access spacing criteria of 300 feet between adjacent driveways. lt is commonly

desirable in access management standards to align opposing driveways whenever possible, and this would

be achieved, making it possible to construct the left-in movement, which is also permitted in the 2035

RTP access standards. Therefore, Driveway 2 and Driveway 3 can be constructed to meet the regional

access spacing criteria.

Driveway f. is proposed as a right-in/right-out access on Pyramid Highway approximately 320 feet south

of La Posada Drive. At least 250 feet of separation is required on this High Access Control (HAC) facility,

and this would be achieved. This driveway will serve the high percentage of pass-by trips tofrom
northbound Pyramid Highway without forcing those drivers to travel through the Pyramid/La Posada

intersection twice (northbound right turn and the westbound thru or right) and avoids those same pass-

by trips making an eastbound to westbound U-turn at the roundabout east of the project when returning

to Pyramid Highway. Without Driveway 1, traffic volumes would unnecessarily increase at the Pyramid/La

Posada intersection, in both traveldirections on La Posada Drive, and atthe La Posada/Rockwell Boulevard

roundabout. Driveway 1 will eliminate unnecessary trip length and reduce traffic conflicts overall. The

right-turn volumes into and out of Driveway L are not anticipated to be high enough to require

deceleration or acceleration lanes.

Trip Distribution and Assignment

Traffic generated by the project was distributed to the road network based on the location of the project,

major activity centers, existing travel patterns, and roadway connections. The following trip distribution
percentages were used for distributing primary project trips:

TnarrEc
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o 30% travelling tofrom the north on Pyramid Highway

o Ll%travelling tofrom the south on Pyramid Highway

o 30% travelling toffrom the east on La Posada Drive

o 30% travelling tolfrom the west on Eagle Canyon Road

Project generated trips were assigned to the adjacent roadway system based on the distribution outlined
above. The project trip assignment is shown on Figure 5, attached.

EXISTING PLUS PROJECT CONDITIONS

lntersedion Level of Seruice Anolysis

Existing plus project traffic volumes were developed by adding the project generated trips (Figure 5) to
the existing traffic volumes (Figure 3) and are shown in Figure 6, attached. Table 5 presents the tevel of
service analysis summary for this study scenario assuming the existing intersection configurations.

As shown in Table 5, even with the addition of project traffig all the study intersections are anticipated
to operate at acceptable levels of service (LOS "D" or better). Delay at the La Posada Drive/Existing

Driveway/Driveway 3 intersection increases by approximately 1.5 seconds/vehicle with the addition of
project traffic and the LOS changes from LOS "B" to LOS "C". Since all the intersections operate at
acceptable LOS conditions with the addition of project traffic, the project has no significant impacts on

the study intersections. Detailed calculation sheets are provided in Appendix B.

Table 5: Existing Plus Project conditions tntercection Level of service summary

lntersection Control

AM Peak PM Peak

tos Delay (sec/vehl LOS Delay (sec/veh)

Pvramid Hwv/Drivewav 1 TWSC A 9.5 B L4

La Posada DrlDrivewav 2 TWSC A 9.1 B L2

La Posada Dr/Existing
Drivewav/Drivewav 3

TWSC B L2.8 c L8.7

AveraBe Delay at Signalized

LOS = Worst Approach Level of Service at TWSC intenections, LOS = Overall Level of Service at Signalized intersections

TWSC = Two-Way Stop Control, AWSC = All-Way Stop Control

Roodway Level ol Seruice Anolysis

Existing plus project daily traffic volumes were developed by adding the project generated daily trips to
the existing daily traffic volumes. Table 7 shows the existing plus project daily traffic volumes and level
of service conditions.
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Table 7: Existing plus Project Roadway Leve! of Seruice Summary

Class Segment # Lanes DailyVolume LOS

HAC
Pyramid Highway - South of La

Posada Drive
4 27,243 c

MAC
La Posada Drive - East of Pyramid

Highway
4 10,189 B

As shown in Table 7, the roadway segments operate at acceptable levels of service (LOS "D" or better)

even with the addition of the project traffic.

CONCTUSIONS & RECOMMENDATIONS

The following is a list of our findings and recommendations to best manage the traffic generated by the
proposed project:

ProjectTrips:The proposed project is estimated to generate 2,432total dailytrips, 57 totalAM peak hour
trips (35lnbound and22 Outbound), and2LLtotal PM peak hourtrips (103 lnbound and 108 Outbound).
44% of total PM peak hour trips were assumed to be pass-by trips. The ITE Trip Generation Manual does
not provide any pass-by rates for the Daily or AM peak hour periods, hence 0% pass-by was assumed for
calculating Daily and AM peak hour trips, which is very conservative.

Projed Access; Three access points are proposed for the development; one on Pyramid Highway

(Driveway 1)and two on La Posada Drive (Driveway 2 and Driveway 3). Driveway 1 and Driveway 2 are

proposed as right-in/right-out access only. Driveway 3, which forms a four-legged intersection with the

existing driveway intersection would have left-in/right-in/right-out access to the proposed development.

The new configuration maintains full access into and out of the existing shopping center. The driveway

locations are shown in Figure 2. The recommended configuration of the La Posada Drive/Driveway

3/Existing Driveway intersection is shown in Figure 4.

Existing access to the project site (formerly a County Park) consists of two driveways located on La Posada

Drive. The existing west access has a right-in only configuration and is located approximately 150 feet

from Pyramid Highway (measured between curb returns). The existing east driveway has a right-out only

configuration and is located just east of the existing shopping center driveway (but on the opposite, south,

side of La Posada Drive). The existing access configuration is not sufficient to serve a neighborhood

commercial center.

The project proposes to improve access spacing and access alignment on La Posada Drive by constructing

a new right-in/right-out driveway (Driveway 2) approximately 200 feet west of Pyramid Highway, which

is more consistent with the access management standards outlined in the 2035 Regional Transportation

Plan, than the existing west driveway at 150 feet. The Driveway 2 location meets the 2035 RTP access

standards for a Moderate Access Control (MAC) facility as it would be located at least 200 feet from

TharrEc
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Pyramid / La Posada Commercial Center - Traffic lmpact Study
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Pyramid Highway. Since there is just over a 500 foot distance between Pyramid Highway and the existing

shopping center driveway (on the north side of La Posada), a second right-in/right-out/left-in
configuration driveway (Driveway 3) can be located opposite the existing driveway and for atl intensive
purposes will meet the access spacing criteria of 300 feet between adjacent driveways. lt is commonly
desirable in access management standards to align opposing driveways whenever possible, and this would
be achieved, making it possible to construct the left-in movement, which is also permitted in the 2035
RTP access standards. Therefore, Driveway 2 and Driveway 3 can be constructed to meet the regional

access spacing criteria.

Driveway 1 is proposed as a right-in/right-out access on Pyramid Highway approximately 320 feet south
of La Posada Drive. At least 250 feet of separation is required on this High Access Control (HAC) facility,
and this would be achieved. This driveway will serve the high percentage of pass-by trips to/from
northbound Pyramid Highway without forcing those drivers to travel through the Pyramid/ta posada

intersection twice (northbound right turn and the westbound thru or right) and avoids those same pass-

by trips making an eastbound to westbound U-turn at the roundabout east of the project when returning
to Pyramid Highway. Without Driveway 1, trafficvolumes would unnecessarily increase at the pyramid/La

Posada intersection, in both travel directions on La Posada Drive, and at the La Posada/Rockwell Boulevard
roundabout. Driveway 1 will eliminate unnecessary trip length and reduce traffic conflicts overall. The

right-turn volumes into and out of Driveway 1 are not anticipated to be high enough to require
deceleration or acceleration lanes.

lmpacts: The proposed project does not have any impacts that require mitigation at the study
intersections. Even with the addition of project traffic, all the study intersections are anticipated to
operate at acceptable LOS conditions. The intersection approaches operate at LOS "C" or better in
accordance with Washoe County specific goals. Since there are no impacts requiring mitigation, no
improvements are recommended, other than the reconfiguration for Driveway 3.
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Pyramid / La Posada Commercial Center - Traffic lmpact Study
September tI-,zOLA

Please do not hesitate

Sincerely,
TRAFFIC WORKS, LLC

Loren E. Chilson, PE

Principal

Attachrnents:
Figures
Figure 1: Vicinity Map
Figure 2: Project Location
Figure 3: Existing Volumes

Figure 4: Driveway 3 Configuration
Figure 5: Trip Distribution & Assignment
Figure 6: Existing Plus Project Volumes

Appendices
A. Existing Conditions LOS Calculations
B. Existing Plus Project LOS Calculations

(775) 322-4300 with any questions.
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HCM Unsignalized lntersection Capacity Analysis
3: La Posada Dr & Savemart Dwy 9t9t2014

i +* LI
Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Houdy flow rate (vph)

Pedestrians

Lane WidUt (ft)

Walking Speed (ft/s)

Percent Blockage

Right tum flare (veh)

Median type

Median storage veh)

Upsfream signal (ft)

pX, platoon unblocked

vC, conflicting volume

vC1, stage 1 confvol
vC2, stage2confvol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue fiee %

cM capacity (veh/h)

None Raised

1

0.95

31

218 664 12 12

Free Free Stop

0o/o }Yo 0o/o

0.95 0.95 0.95 0.95

229 699 13 13

\
u

0.95

36

356

6.9

3.3

95

641

892

705

186

892

6.8

5.8

3.5

97

369

712

712
4.1

2.2

96

884

13 31

130
031

369 U1
0.03 0.05

34
15.1 10.9

CB
12.1

B

115 466

00
00

1700 1700

0.07 0.27

00
0,0 0,0

0.0

36

36

0

884

0.04

3

9.2

A
1.2

115

0

0

1700

0.07

0

0.0

246
0

13

1700

0.14

0

0.0

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95f' (ft)
Contol Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

0.8

35.40/o

15

ICU Levelof Service A

2014 Existing

Timing Plan:AM Peak
Pyramid La Posada TIA

Page 1
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HCM Unsignalized lntersection Capacity Analysis
3: La Posada Dr & Savemart Dwy 9t9t2014

j {--+ +* LI
Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedestrians

Lane Widfir (ft)

Walking Speed (fUs)

Percent Blockage

Right turn flare (veh)

Median type

Median storage veh)

Upsheam signal (ft)

pX, platoon unblocked

vC, conflicting volume

vC1, stage 1 confvol
vC2, stage 2 confvol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

None Raised

1

I
143

0.95

151

227 587 308 54 65

Free Free Stop

0olo 0o/o 0%

0.95 0.95 0.95 0.95 0.95
239 618 324 57 68

191

191

6.9

3.3

82

819

381

381

4.1

2.2

80

1174

1139

353

787

1139

6.8

5.8

3.5

74

259

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95th (ft)

Control Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

lntersection Capacity Utilization

Analysis Period (min)

239
239

0

1174

0.20

19

8.8

A
2.5

309

0

0

1700

0.18

0

0.0

216
0

0

1700

0.13

0

0.0

0.0

165

0

57

1700

0.10

0

0.0

68 151

680
0 151

259 819

0.26 0.18

26 17

23.8 10.4

CB
14.6

B

309

0

0

1700

0.18

0

0.0

ICU Level of Service

2014 Existing

Timing Plan: PM Peak
Pyramid La Posada TIA

page 
1
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Traffic Study

APPENDIX B
Existing Plus Project Conditions LOS Calculations
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HCM Unsignalized lntersection Capacity Analysis
Hiohwav & Dwv 1

{\ t L
9t10t2014

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedeshians

Lane Widfrr (ft)

Walking Speed (fUs)

Percent Blockage

Right turn flare (veh)

Median type

Median storage veh)

Upsteam signal(ft)
pX, platoon unblocked

vC, conflicting volume

vCl, stage 1 confvol
vC2, stage 2 confvol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

0.95 0.95

40

7 748
Free

|Yo

0,95 0.95

7 787

0

Stop

0o/o

0.95

0

792

792
4.1

2.2
't00

825

1507 199

6.8 6.9

3.5 3.3

100 99

112 809

2046
Free

0o/o

0.95

21il

None None

1507

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95h (ft)
Control Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

7

0

7

809

0.01

I
9.5

A
9.5

A

225

0

0

1700

0.13

0

0.0

0.0

225
0

0

1700

0.13

0

0.0

225
0

0

1700

0.13

0

0.0

117

0

4

1700

0.07

0

0.0

718 718 718
000
000

1700 1700 1700

0.42 0.42 0.42

000
0.0 0.0 0.0

0.0

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

0.0

42.9%
'15

ICU Level of Service

2014 Existing plus Project

Timing Plan:AM Peak
Pyramid La Posada TIA

Page 1
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HCM Unsignalized lntersection Capacity Analysis
2: Dvry 2 & L4 PgsadaQr 9t1012014

Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedestrians

Lane Widfrr (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicling volume

vCl, stage 1 confvol
vC2, stage 2 confvol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

.-+ \ {{-a t

None None

0,9s

I

263 11 0 702 0

Free Free Stop
0o/o 0Yo }Yo

0.95 0.95 0.95 0.95 0.95

277 12 0 739 0

1M

652 144

6.8 6.9

3.5 3.3

100 99

401 877

288

288

4.1

2.2

100

1270

104 369 369 I
0000
12009

1700 1700 1700 877

0.06 0.22 0.22 0.01

0001
0.0 0.0 0,0 9.'r

A
0.0 9.1

A

185

0

0

1700

0.11

0

0.0

0.0

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95h (ft)
Control Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

0.1

22.tYo

15

ICU Level of Service

2014 Existing plus Project

Timing Plan: AM Peak
Pyramid La Posada TIA
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HCM Unsignalized lntersection Capacity Analysis
3: La Posada Dr &SAyqlqqrtlwy 9t10t2014

Ii +\ {ts t-a t \

None

I
29

0,95

31

361

361

6.9

3.3

95

636

125 931 1056

7U 734
197 322

125 931 1056

6.9 7.5 6.5

6.5 5.5

3.3 3.5 4.0

99 96 100

902 307 320

251

251

4.1

721

721

4.1

2.2

96

877

967312006120
Free Stop Stop
0% 0o/o 0o/o

0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
970813006130

Raised

1

0.95

12

34 227

Free

0o/o

0,95 0,95

36 239

Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedestrians

Lane Width (ft)

Walking Speed (fUs)

Percent Blockage

Right turn flare (veh)

Median type

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume

vCl, stage 1 confvol
vC2, stage 2 confvol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

720 1056

316 316

404 740
720 1056

7.5 6.5

6.5 5.5

3.5 4.0

100 100

393 304

2.2

99

1312

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95th (ft)

Control Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

61331
0 13 0

6031
902 307 636

0,01 0.04 0.05

134
9.0 17.2 10.9

ACB
9.0 12.8

AB

36 159

360
00

877 1700

0.04 0.09

30
9,3 0.0

A

1.2

91 I
09
120

1700 1312
0.05 0.01

01
0.0 7.8

A
0.1

472 249

00
013

1700 1700

0.28 0.15

00
0.0 0.0

ICU Level of Service

2014 Existing plus Project

Timing Plan:AM Peak
Pyramid La Posada TIA

Page 3
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HCM Unsignalized I ntersection Capacity Analysis
1'. &Dwv1 9110t2014

Lt\{

Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedestrians

Lane Widfrr (ft)

Walking Speed (fUs)

Percent Blockage

Right tum flare (veh)

Median type

Median storage veh)

Upsfream signal (ft)

pX, platoon unblocked

vC, conflicting volume

vCl, stage 1 confvol
vC2, stage 2 confvol

v0u, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

I ltll"
32 2283

Free

0Yo

0.95 0.95

u 2403

0

Stop

0o/o

0.95

0

33 0 1421

Free

0o/o

0.95 0.95 0.95

35 0 1496

None None

2919 618 2438

2438
4.1

2.2

100

190

2919 618

6.8 6.9

3,5 3.3

100 92

12 432

499

0

0

1700

0.29

0

0.0

499

0

0

1700

0.29

0

0.0

34 687 687 687 378 499

000000
u000350

432 1700 1700 1700 1700 1700

0.08 0.40 0.40 0.40 0.22 0.29

600000
14.0 0.0 0.0 0.0 0.0 0.0

B

14.0 0.0 0.0

B

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95fi (ft)

Conbol Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

0.1

43.60/0

15

ICU Level of Service

2014 Existing plus Project

Timing Plan: PM Peak
Pyramid La Posada TIA

Page 1
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HCM Unsignalized lntersection Capacity Analysis
2: Dwv 2 &La Posada Dr

+1.

\ { tsa t

1138

1 138

6.8

Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedestrians

Lane Wdtr (ft)

Walking Speed (fUs)

Percent Blod<age

Right turn flare (veh)

Median type

Median storage veh)

Upstream signal(ft)
pX, platoon unbloc*ed

vC, conflicting volume

vC1, stage 1 confvol
vC2, stage 2 confvol
vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

9t10t2014

None

0492041
Free Stop

0o/o 0o/o

0.95 0.95 0.95 0.95
0518043

None

822 26

Free

0o/o

0.95 0.95

865 27

446

M6
6.9

3.3

92

560

3.5

100

195

893

893

4.1

2.2

100

755

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Length 95th (ft)

Control Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

259 259
00
00

1700 1700

0.15 0.15

00
0.0 0.0

0.0

577

0

0

1700

0.34

0

0.0

0.0

316

0

27

1700

0.19

0

0.0

43

0

43

560

0.08

6

12.0

B

12.0

B

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

0,4

33,5%

15

ICU Levelof Service

2014 Eisting plus Project

Timing Plan: PM Peak
Pyramid La Posada TIA
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HCM Unsignalized lntersection Capacity Analysis
3: La Posada Dr & Savemart Dwy 9t10t2014

i -+\ { +- \a f JL

Lane Configurations

Volume (veh/h)

Sign Control

Grade

Peak Hour Factor

Hourly flow rate (vph)

Pedestrians

Lane Widh (ft)
Walking Speed (fVs)

Percent Blockage

Right tum flare (veh)

Median type

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume

vC1, stage 1 confvol
vC2, stage 2 confvol

vCu, unblocked vol

tC, single (s)

tC, 2 stage (s)

tF (s)

p0 queue free %

cM capacity (veh/h)

227 610 26 18 349 54 0 0 35 65 0 143

Free Free Stop Stop

0% }Yo 0% 0o/o

0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
239 642 27 19 367 57 0 0 37 68 0 151

None Raised

1

212

212
6.9

3.3

81

793

669

669

4.1

2.2

98

917

424

424

4.1

2.2

79

1131

1506 1596

1134 1134

372 462
1506 1596

7.5 6.5

6.5 5.5

3.5 4.0

100 100

117 153

335 1269 1581

434 434

836 1147

335 1269 1581

6.9 7.5 6.5

6.5 5.5

3.3 3.5 4.0

94 62 100

661 180 159

Volume Total

Volume Left

Volume Right

cSH

Volume to Capacity

Queue Lengh 95S' (ft)

Control Delay (s)

Lane LOS

Approach Delay (s)

Approach LOS

428 241

00
027

1700 1700

0.25 0.14

00
0.0 0.0

245 179

00
057

1700 1700

0.14 0.11

00
0.0 0.0

37 68 151

0680
37 0 151

661 180 793

0.06 0.38 0.19

44117
10.8 36.7 10.6

BEB
10.8 18.7

BC

19

19

0

917

0.02

2

9.0

A
0.4

239

239

0

1131

0.21

20

9.0

A
2.4

Average Delay

lntersection Capacity Utilization

Analysis Period (min)

4.2

37.5Y0

15

ICU Level of Service

2014 Existing plus Project

Timing Plan: PM Peak

Pyramid La Posada TIA
page 3
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APPENDIX B

MARKET STUDY
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LAND USE ANALYSIS 6. STRATEGIES

MEMORANDUM

To: Andrew Durling Wood Rodgers
From: fesse W. Walker
Date: September 15,20L4
Re: MarketAnalysis for a Proposed Spanish Springs Commercial Development at

Pyramid Highway and La Posada Drive

New Economics & Advisory has conducted a market analysis for a proposed
commercial development (Project) located at the south-east corner of Pyramid Lake
Highway and La Posada Drive in unincorporated Washoe County (County). The
Project is located within the Spanish Springs Area Plan, which was adopted in
September,20t0, and is currently used as a neighborhood park. As New Economics
understands, the Project proposes to convert from its existing recreational zoning to
Neighborhood Commercial (NC) zoning designation. In order to process the
Project's application, the County requires that a Market Analysis be conducted to
evaluate the market support for the proposed use, and to determine the Project's
potential impact on the area's jobs/ housing balance. Specifically, poliry SS.17.3 of
the Spanish Springs Area Plan states the following:

"For proposals to establish or intensiff commercial uses, a market analysis has been
conducted that clearly establishes a community-serving trade area, provides
convincing evidence of a need to increase the inventory of community-serving
commercial land use opportunities, and demonstrates no negative impact on the
qualitative jobs/ housing balance in the Spanish Springs planning area [i.e., the
relationship between anticipated employment types/ wages and housing costsJ."

To satisff this requirement of the Area Plan, New Economics has performed a
Market Analysis for this project, and this memorandum summarizes the results of
our analysis.

Summary of Findings
Finding 1: While many details of the Proiect are as yet unknown, it is likely to
comprise approximately 56,000 square feet of neighborhood-serving
commercial use. The Project's location at the intersection of La Posada and
Pyramid Highway is along busy corridor that is close to population and employment
centers, and offers great visibility and synergy with other nearby commercial
centers. For these and other reasons, the Project is likely to competitive as a
neighborhood-serving shopping center. While the exact tenanting for the proposed
commercial center has not yet been determined, a project of this character is likely
to be anchored by a grocery pharmacy, discount retailer, or other similar user,
supported by a variety of in-line tenants that could include restaurants, fast food,

MPAI+004 RAl*ffi7
EXHIBIT D
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Spanish Springs Commercial Market Analysis
September L5,20L4

dry cleaning beauty salons, and other convenience-oriented retailers or services.
The market for this type of neighborhood-serving use typically draws from an
approximate 3-mile radius.

Finding 2: Based on long-term industry standards, this analysis concludes
thatwhile retail demand from existing Trade Area household spendingwill
support the Proiect, future residential growth may be required to sustain the
Proiect over time. The Trade Area's annual household spending on retail
purchases is approximately $264 million, which will grow to an estimated $540
million once planned residential development in the area is constructed and
occupied. 0f this amount New Economics projects that approximately $135 million
would likely be spent at neighborhood shopping centers. Given these figures - and
the supply of existing neighborhood shopping centers - the Trade Area can support
an estimated 192,000 square feet of additional neighborhood-serving retail space,
although this relies upon the spending from planned residential development in the
nearby area.

Finding 3: The Proiect will not have a negative impact the area's iobs/ housing
balance and is expected to have affordable housing options for Proiect
employees within relatively close proximity. The Project will increase the
number of jobs in the area without adding residential units, and will therefore not
negatively impact the existing ratio of jobs-to-housing. Given the relatively small
nature of the project, the actual number of new jobs created is unlikely to present a
major impact to the local economy, but could fall within the range of approximately
75 to 125 positions. These employees are likely to be able to afford for-sale or rental
housing within the surrounding area.

Project Description
The Project is located on the south-east corner of La Posada Drive and Pyramid
Lakes Highway, and is currently used as a recreational park site. lrVhile the Project
is situated on approximately 9.5 gross acres of land, we understand that only
approximately 6.5 acres is developable since existing drainage infrastructure and
other constraints limit its full development. Information provided byWood Rodgers
indicates that the Project will likely develop with a floor-area-ratio (FAR) of 20-
percent, which would allow a total building size of approximately 56,000 square
feet.

The intersection at which the Project is located is among two busy vehicular
thoroughfares, with eight lanes of traffic on both Pyramid Lake Highway and on La
Posada Drive. The Pyramid Lake Highway serves as a major regional thoroughfare
connecting neighborhoods in the northern portion of Washoe County to the central
city area, and La Posada Drive (which becomes Eagle Canyon Road to the west)
provides access to nearby residential and employment centers. The intersection is
already a bustling commercial node, as the other three corners possess varying
levels of commercial space.
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New Economics understands that the Project proponent is interested in converting
the site from its existing recreational zoning category to a Neighborhood
Commercial (NC) designation, as defined by the Spanish Springs Area Plan. The NC
designation allows for a variety of potential use types, which are primarily
characterizedby a neighborhood-serving retail use, such as retail sales (including
convenience and specialty retail), child care, automobile servicing, entertainment,
restaurant, professional services, gasoline stations, hotels, medical services, etc.

Because of these allowances, the size of the site, its location amid a busy
intersection, and its proximity to existing and proposed residential areas, a
neighborhood-serving retail center is the most likely candidate for development,
possibly anchored by a grocery store, discount store, or pharmacy. It is also
possible that the site could be oriented more toward convenience commercial
including a gasoline station, convenience store, and supporting restaurants, similar
to other nearby retail centers.

Retail Developrnent Trends
This section provides some context into key trends pertaining to retail development
in the U.S., and defines some key terms and retail typologies that are discussed
throughout this memorandum.

It is worth noting that retail development dynamics in the U.S., have changed
significantly over the past several years, as factors such as changes in consumer
tastes, residual effects from massive recession which began in2007, and the rise of
internet shopping have re-shaped retail spending patterns in various ways. Many
consumers now favor purchasing "shoppers'goods" such as electronics from an
online platform where they can quickly and easily compare prices, research
specifications, and read reviews from the comfort of their home. Furthermore,
patrons at "brick and mortar" shopping centers are now expecting a more
compelling experience that includes walkable, park-like settings with a variety of
recreational options, outdoor dining and other amenities which make shopping a

more enjoyable activity. "Big box" stores have been particularly vulnerable during
this transition, and some are adjusting to the new reality by building smaller-format
stores which appeal to younger and more urban-oriented demographic.

However, as these changes to the retail Iandscape have continued to occur over the
past several years, local neighborhood-oriented shopping centers seem to have
fared more favorably, as groceries and other convenience-oriented goods are still
necessary components of household spending, and are often sought in a location
that is close to home.

Retail Center Types
The Urban Land Institute (ULI) has defined several categories of shopping centers,
ranging from small neighborhood-serving commercial centers to large regional or
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super-regional centers that are much larger and draw from a broader customer base
among a wider geographic area.

Table l below shows key attributes of these various retail shopping center types.
As shown, "Neighborhood Shopping Centers" typically range in size from 30,000 to
100,000 building square feet on 3 to 10 acres. This type of center typically draws
the majority of its customers from residents of the surrounding 1to 3 mile radius, or
5- to 10-minute drive time. The typical anchor tenant for a neighborhood shopping
center include a supermarket drugstore/pharmary, or discount retailer such a
"dollar store" or other similar retailer. Aside from these primary anchor-types, the
most popular tenants in Neighborhood Shopping Centers include medical and dental
offices, hair salons, nail salons,pizzaparlors, restaurants with liquor, and dry
cleaners.

Table 1

Spanish Springs Commercial Market Analysis
Typical Attributes of Various Shopping Center Categories

Shopping Center Type
Typica!

Anchor(s)
Typical

GI.A

General
Range in GLA

Typlcal

Minimum Typical Trade

Sfte Area Area Radlus

Neighborhood

Community

30,000 - 100,000 3 - 10 1-3 miles

1.00,000 - 400,000 10 - 30 3-5 miles

Regional

Super Regional 1,000,000 600,000 - 2,000,000 15 - 100+ 12 miles

Source: The Urban Land lnstitute Retail Development Handbook,2OO8

[U Thetypical traderadii shownaregeneral guidelines,whichmustbemodifiedaccordingtothecharacteristics
of the specific shopping center being considered.

Trade Area Characteristics
Since the Regional, Super-Regional, or Community Shopping Centers are not likely
candidates for development at the Project for a variety of reasons (most
prominently because of the limited developable area of the parcel), New Economics
has conducted this analysis under the assumption that it will develop as a

Supermarket, drugstore,
discou nter

Supermarket, drugstore,
discount department
store, mixed apparel

One or two full-line
department stores

Three or more full-line
department stores

300,000 - 900,000 10-60 8miles
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"Neighborhood Shopping Center." For the purposes of this analysis, New Economics
has established the Trade Area (which defines that area within which the majority
of customers are located) as a 3-mile radius surrounding the site, which is a typical
market area for a shopping center of this type.

Trade Area t'louseholds and Future Growth
New Economics has conducted an assessment of the overall demographics and
socio-economics of the Trade Area. As shown in Table Z,the Trade Area contains
approximately 10,200 households and comprises a population of approximately
30,000 residents. The average annual income per household is $83,200.

Table 2

Spanish Springs Commercial Market Analysis

Demographics in Trade Area - 2014

Item Number

Households

Population

Persons Per Household

L0,237

30,509

2.98

Average Household lncome 583,198

Source: Claritas, lnc. 2OL4

In addition to the existing residential and commercial uses in the Trade Area,
significant new growth is anticipated for this area in the future. According to
information provided by Wood Rodgers, there are approximately 10,700 single
family homes in the Trade Area that have been approved by the County but are as-
yet unbuilt. In total, existing and planned development in the Trade Area comprise
approximately 21,000 households, as shown in Table 3,
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Table 3
Spanish Springs Commercial Market Analysis
Households in Trade Area

Item Number

Existing Households [1]

Planned Growth [2]

LO,237

10,700

Total Existing and Planned Growth 20,937

[1] From Claritas

[2] From Wood Rodgers

Market Evaluation for Neighborhood Commercial Development
This section provides the calculations and supporting information that pertain to a
market evaluation which estimates the market support for neighborhood-serving
commercial development at the Project This analysis is based on a careful
assessment of the existing supply of competing commercial development within the
Trade Area, and analyzes whether the demand for neighborhood-serving retail
(derived from spending from the residents of the surrounding area and future
spending from new residents), is sufficient to support the development of additional
commercial space.

Existing Trade Area Cornmercial
The Project is Iocated within a larger node of commercial activity serving the
surrounding area. Commercial development in the region is characterized by
relatively low-intensity neighborhood- and community-serving shopping centers
comprising a mix of local and national retailers.

There are three commercial centers of various sizes within the trade area that are
located at the corner of La Posada and Pyramid Highway. These centers are
summarized in Table 4, and more information about each center is provided in the
following sections,

6
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Table 4

Spanish Springs Commercial Market Analysis

Summary of Competing Retai! Centers Within the Trade Area

Parcel

Acreagr

Building
Retail Center Size (So. Ft Tenants

Save Mart Shopping Center

Eagle Landing

Eagle Canyon Center

Total

9750 Pyramid Way

9725 Pyramid Highway

15 Eagle Canyon Drive

t2.o

16.0

81,900 Save Mart, Burger King Port ofSubs

54,000 Walgreens, Bullys Sports Bar,

Autozone, Subway, McDonalds

2.O 3,000 7-11, Simply Thai, Pizza Hut

Sources: Claritas, Google Earth, and Washoe County Assessor

Save Mart Shopping Center
The largest shopping center in the Trade Area is anchored by a Save Mart Grocery
store. Other center tenants include Burger King, Port of Subs, Papa Murphy's, and a

Chevron gasoline station. The Save Mart Shopping Center comprises approximately
82,000 square feet of commercial building space, and it is situated on approximately
12 acres.

Eagle Landing

The Eagle Landing shopping center is anchored by a Walgreens pharmary and
includes a variety of other retailers, including a sports bar, pet store, automotive
parts store, and a variety of fast-food and casual restaurants. The center is relatively
new having been constructed in 2008 and 2009, and includes some vacant
buildings. The center is 16 acres in total and includes 54,000 square feet of
commercial space.
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Eagle Canyon
Eagle Canyon is a convenience-oriented commercial center that includ es a7-1,L
Convenience Store and gasoline station, as well as some other ancillary uses which
include Pizza Hut, Simply Thai, and L7 Martial Arts. This is a small shopping center,
whose total size is estimated at 3,000 square feet.

Retail Demand from Household Spending
New Economics has estimated total retail spending that could take place at the
Project based on the Project's potential capture of retail expenditures from Trade
Area households. Table 5, below, shows that existing households could support in
the range of an estim ated 162,000 square feet of neighborhood-serving retail, and
future households could support an additional 170,000 sq. ft. In total, existing and
planned development would likely provide support for up to 332,000 square
feet of neighborhood-serving commercial space in the Trade Area.
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There are several key assumptions implicit in this analysis, which are described in
the footnotes of Table 5 below.

Table 5

Spanlsh Sprlngs Commerclal Market Analysls

Summary of Nelghborhood Retall Market Support Wthln Trade Area

Exlstlng

Households

Wlthln PTA

Planned

Development
WIthln PTA

Total
Exlstlng and Planned

Development
(3-Mile Radius) (3-Mile Radius)

Households

Average Household lncome

Total Retail Expenditures [3]

Assumed Percentage at Neighborhood Centers [4]

Amount at Neighborhood Commercial Centers

Assumed Capture Rate [5]

Expenditures at Neighborhood Centers in Trade Area

Average Annual Sales Per Square Foot [5]

Supportable Sguare Feet ln the Trade Area

10,237

Sag,rga

s264,O26,3s7

2s%

s66,006,s8e

80%

552,805,271

Sezs

162,478

10,593 [1]

s83,ooo [2]

s275,130,890

25%

s68,782,723

8Oo/o

sss,025,178

20,930

s539,L57,247

25%

Stg4,lg9,3!z

EOYo

Stot,agt,ug

Sszs 5g2s

169,311 331,789

Sources: Claritas, Washoe County, Wood Rodgers, U,S. Bureau of Labor Statistics, and the Urban Land lnstitute

[1] The number of new households is from an analysis of planned growth prepared by Wood Rodgers. Represents
approved, unbuilt projects within a 3-mile radius.

[2] Assumes household income levels of new households are similar to those of the existing households in the area.

[3] Assumes total retail expenditures represent 3to/o of tolal household income, based on the Bureau of Labor
Statistics Consumer Expenditure Survey (2011) for households with over 570,000 annual income.

[4] Assumesretailexpendituresandneighborhoodshoppingcentersrepresent25percentoftotalretailexpenditures.
Remaining 75% of expenditures elsewhere, such as community, regional, super-regional shopping centers, or other
formats such as online shopping. This assumption has been commonly-accepted in retail market studies for project
throughout the West, but is subject to refinement since supporting data is not readily-available.

[5] Assumes that 80% of Trade Area households' retail spending at neighborhood shopping centers occur within the
Trade Area.

[5] Assumes average annual sales-per-square foot factor of 5325, which is the approximate average for neighborhood
shopping centers in the U.S., accordingto the Urban Land lnstitute.

It should be noted here that the demand calculations in Table 5 use several
conservative assumptions, and do not account for retail spending from employees in
the surrounding area, nor does it account from pass-by patronage from drivers on
Pyramid Lakes Highway. Since these two customer cohorts could provide
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significant additional spending at the Project in reality the market support is likely
to be greater than the numbers shown in Table 5 above. The following section
describes a methodology which measures "leakage" in retail sales, which better
accounts for these factors and provides an alternative, illustrative method to
measure demand for retail development.

Existing Retail Leakage
In order to inform and support this analysis of retail demand, New Economics has
conducted an assessment of retail leakage in the Trade Area. Retail leakage was
estimated based on data provided by Claritas, which compares retail "demand" in
the Trade Area (using an estimate of household expenditures on retail goods) to the
retail "supply'' (using an estimate of actual retail sales within a defined area). It is
important to note that this leakage analysis is conducted for the Trade Area only
(which does not include any major "Communi!y''or "Regional" shopping Centers);
therefore, it is not surprising that significant retail leakage exists, since most
spending occurs in these major retail types. However, this exercise is useful in
helping to determine the magnitude of retail spending that occurs outside the Trade
Area, identiff the various categories of leakage in these categories, and assess
whether some of this leakage could be stemmed through construction of
neighborhood-serving retail at the Project.

Table 6 summarizes the magnitude of leakage within the Trade Area. As shown,
Trade Area households account for approximately $530 million in retail sales
annually, yet only $96 million occurs within the Trade Area, leaving $434 million in
spending to occur elsewhere. New Economics has taken a closer look at various
retail store categories which comprise this leakage, and assessed which would be
likely candidates to be housed at a neighborhood shopping center. Table 6 breaks
out these stores that are conducive to neighborhood shopping centers, and shows
that together, these categories account for $185 million in retail leakage. In order
to provide a better understanding of the significance of these results, the final
column in the table shows the average annual sales at typical stores which fall
within each of these categories.
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Table 6

Spanlsh Sprlngs Commerdal Market Analysls

Summary of Retall leakage ln Prlmary Trade Area

categpry 2014 Demand 2014 supply Leakage Typlcal Retall store Annual sales [1]

Total Retall sal6 $529,702,63 $95,t56,526 $433,846,137

Retall Stor6 Condudve to
Nelghborhood Shopplng CenteF

Food and Beveragestores 561,959,980 519,469,600 542,490,380 518,960,000 (supermarket)

Health and Personal Care Stores 525,600,580 54,543,740 521,056,840 5226,000 (Hair Salon)
Gasoline Stations 550,020,251 5L5,14,234 534,872,017 n/a
General MerchandiseStores 561,826,609 524591,139 537,235,470 $832,000 (DollarStore)
Misc. Retailers (Florists, Offtce, etc.) 514,039,833 53,406,936 5LO,632,897 nla
Foodservice and Drinking Places 549,558,545 S10,809,4s4 $38,759,161 5989,000 (Restaurant w. Liquor)

Subtotal $263,015,898 $77,969,1?t $185,046,765

Sources: Claritas and the Urban Land lnstitute

[1] These figures were derived by multiplying the median store size by the median sales per square foot for each store type, as

provided by the Urban Land lnstitutes Dollars and Cents of Shopping Centers.

Comparison of Supply and Demand for Retail Development
Table 7 shows the total existing supply of neighborhood-serving commercial within
the Trade Area, as compared to the supportable square footage of neighborhood
commercial uses from existing and planned development. As shown, the Trade Area
can support up to 192,000 square feet of new neighborhood-serving retail space,
including both existing and planned residential development.

Table 7

Spanish Springs Commercial Market Analysis

Summary of Supportable Neighborhood Retail Sq. Ft. (Rounded)

Item

Square

Feet

Neighborhood Retail Demand

Demand from Existing Households L62,O00

Demand from Future Households 169,000

Total Existing and Future Neighborhood Retail Demand 331,000

Less Existing Neighborhood Commercial Retail

Total Supportable Neighborhood Retail

(139,000)

L92,OOO
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The Project's lmpact on the Area's Jobs/ Housing Balance
New Economics has assessed the Project's likely impact on the jobs/ housing
balance in the surrounding area. Because the Project only includes commercial uses
(and does not include residential), the jobs/ housing ratio only stands to be
improved by the addition of new employees. Even so, the sheer volume of new
employees is not likely to be large and will not confer a major shift in the ratio of
jobs to housing. Using a commonly-accepted factor of 500 square feet per employee
at retail businesses, a 56,000 square foot commercial center would include up to
125 jobs; thus the overall impact on the entire area is likely to be insignificant.

In order to evaluate this issue in greater detail, New Economics has gone on to
consider the quality-of-life for employees of the Project, and their ability to live near
their place of employment, thus minimizing the time spent commuting and also
abating negative impacts on the region's roadways. A typical employee of a retailer
within the Project is likely to fall within the retail sales representative, retail store
manager, or other similar employment category. These types of employees will
likely earn within the range of $30,000 to $50,000 per year for lower-level
employees, while management positions will likely range from $50,000 to $75,000
per year, based on research on available jobs listings in the area. Assuming that
most households include two wage earners, and further assuming that the second
household earner draws a similar wage, the total household income for Project
employees is likely to fall generally within the range of $50,000 to $100,000 per
year.

The US Department of Housing and Urban Development (HUD) guidelines state that
households should spend no more than 30 percent of their gross income on
housing-related expenses. As such, a household with an annual of approximately
$50,000 could stand to spend approximately $15,000 per year on housing for
$1,250 per month). More experienced employees orthose in management positions
could earn significantly more than this amount, and assuming a totalhousehold
income of $100,000 per year, could spend approximately $30,000 per year on
housing (or approximately $2,500 per month).

New Economics has reviewed home prices from Realtor listing data in the
surrounding area, and found that the median asking price for homes within a 2-mile
radius is $229,925, although the range of home prices is quite broad and there are
many options are available below the $150,000 price point. At the median price
point of $229,925, the total monthly mortgage expense would be approximately
$985.1

l Assuming a 30-year fixed mortgage with a 50lo interest rate, and a 20o/o down
payment. Does not include utilities, insurance, taxes, or fees.
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EVIJ'D'T A

L2



Spanish Springs Commercial Market Analysis
September L5,20L4

In addition to for-sale housing there are several rental apartment complexes
located in reasonably close proximity to the Project. Many fall below $1,200 per
month, with some options in the $750 to $950 range.

Thus, New Economics has determined that there are a variety of affordable housing
options for employees of the Project and the Project's development is not likely to
negatively impact the jobs-housing balance of the surrounding area.
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Pyramid/La Posada Master Plan Amendment
lnfrastructure Feasibility Report

PURPOSE

The purpose of this feasibility study is to fulfillthe requirements of the Washoe County

Spanish Springs Area Plan (Area Plan) with respect to a Master Plan Amendment to
land use. Specifically, this report will address issues as outlined in the Spanish Springs

Area Plan for modification and as shown below:

A feasibility study (hos) been conducted, commissioned ond paid for by the

applicanl relotive to municipal woter, sewer ond storm water thot cleorly

identifies (1) the improvements likely to be required to support the

intensificotion, ond (2) those improvements hove been determined to be in

substontial complionce with oll opplicoble existing focilities ond resource plans

for Sponish Springs by the Deportment of Woter Resources. The Department

of Woter Resources will establish ond mointoin the stondards and

methodologies for these feasibility studies.

PROJECTK}CATION

The project area is located southeast of the intersection of La Posada Drive and

Pyramid Lake Highway in Unincorporated Washoe County. The project encompasses

two parcels (APN 534-091-06 and 07, consisting of a total of 9.58t acres) currently

owned by Washoe County. Please reference to location maps included in the main

application packet.

PROJECT DESCilPnON

The parcelto be modified is currently master planned suburban residential (3 dwelling

units per acre) according to Spanish Springs Master Plan. The proposed modification

will change all 9.581 acres to Commercial withln the Master Plan, of which

approximately 6.5 acres is assumed to be developable due to existing utility

Page 1
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Pyramid/La Posada Master Plan Amendment
lnfrastructure Feasibility Report

infrastructure and regional drainage improvements in the south portion of the

property. Additionally, the area is zoned Parks/Open Space, and will be changed to

Neighborhood Commercial. The areas to the north, west and east of the project are

zoned Commercial, and the area to the south is within the City of Sparks. Subheadings

of this report will cover various issues regarding the modification including sanitary

sewer, domestic water and effluent water, existing and required infrastructure, onsite

and offsite storm drainage issues, FEMA flood zone information, and dry utilities

including gas, electric, etc. Please reference to applicable maps within the body of the

main application packet for zoning intenslty, etc.

DOMESNC WATER

The domestic water system within the area is under the jurisdiction of the Washoe

County Department of Water Resources (WCDWR). Domestic wells in the area and

wholesale water purchase from the Truckee Meadows Water Authority (TMWA)

provide water to the WCDWR system. The following outlines possibilities with respect

to domestic water service for the property in the ultimate build out condition.

Although the following represent possibilities for service and storage in the area, a

"Discovery'' will be necessary through WCDWR to determine the full extent of

necessary improvements/upgrades to the existing system and storage, if any:

Service

o A 1d' water line exists parallel to the east side of Pyramid Highway

adjacent to the western edge of the subject property. The line lies within

the Pyramid Highway right-of-way and turns east at the southern property

boundary of the site and ties to the existing Spring Creek Wells 2 and 3 just

east ofthe southeast corner ofthe site.

Page 2
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Pyramid/La Posada Master Plan Amendment
lnfrastructure Feasibility Report

o A 2a' water line within an easement along the southern boundary of the
site, and is part of the La Posada transmission main which runs east-west

along La Posada drive east of the site, and connects with mains atong the
west side of Pyramid Highway.

Storage

o Several water storage tank exist within the vicinity of the site, including

the Desert Spring and Desert Spring 28 tanks to the northwest of the site,

and the Spring Creek 4 tank east of the site.

Please reference to Figure l for locations of potential connection points for domestic
water.

TMWA WATER RIGHTS. METHODOLOGY FOR CALCUI.ATING DEMAND AND WATER

RESOURCES REqUI REMENTS - WATER RIGHTS SU UECT TO TMWA RUI"E 7

Projed Site: 6tAcres

Neighborhood Commercial - (AFy = ac-ft/year)

o 5.5 acres - Assume 1.0 AFY/per acre retail/convenience store, etc.

= 5.5 x L.0 = 5.5 AFY

o Landscape (estimated-2}%-3.41AF/acre) = 4.1 AFy

o TOTAIWATERRIGHTSRESIDENTTATAREA

5 + 4.1= 10.6

TOTAL WATER RIGHTS WITH 1.11 TRUCKEE RTVER RIGHTS MUTNPUER

o 10.6 x 1.11 = htsEil

* See Appendix for TMWA Rule 7 excerpts.

page 3
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Pyramid/La Posada Master Plan Amendment
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SAN]TARYSEWER

The property lies under the jurisdiction of Washoe County Department of Water

Resources (WCDWR) with respect to sanitary sewer service. The following outlines

possibilities with respect to sewering of the property in the ultimate buildout

condition:

o Option 1 is to utilize the existing 8" sanitary sewer line in La Posada Drive

to the north and east of the property. The site drains slightly north to
south, so La Posada is slightly uphill from the property. However, the

sanitary sewer in La Posada is approximately 10 feet deep, so there is

opportunity to connect to this line from at least the northern portions of

the site.

o Option 2 is to connect directly to the City of Sparks 27" Northwest

lnterceptor Main which crosses the southwest corner of the property. The

main is south of the North Spanish Springs Flood Detention Facility

(NSSFDF) outlet channel (to be discussed under separate heading), which

crosses the southwest portion of the property. Any connection to this

main would require crossing of the outlet channel, however, the sanitary

sewer main is sufficiently deep (up to 10 feet below the channelflow line)

that crossing of the channel is not an issue.

Total Sanitary Sewer outflow from the proposed zone change is as follows:

Land Use Acreage

(acres)

Average

Daily Flow

Average

Daily Flow

Gpd)

Peaking

Factor

Peak Daily

Flow (spd)

Neighborhood

Commercial

(Ncl

6.5 2,536

gpd/acre

L6,484 3 49,452

Total 5.5 16,484 49,452

Page 4
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* Flow rates per WCDWR Sewer Design Standards for Neighborhood Commercial (NC).

Please reference to the Appendix.

Please reference to Figure 1 for locations of potential connection points for sanitary

sewer.

It should also be noted that the sanitary sewer within the area is under jurisdiction of
WCDWR. However, sanitary sewer from this area feeds south into the City of Sparks

system and ultimately feeds to the Truckee Meadows Water Reclamation Facility

(TMWRF). Through an interlocalagreement with the City of Sparks, WCDWR applies a

reduction factor to the sewer connection fee of 75%, bringing the fee from $5,400 per

equivalent residential unit (ERU) to 54050. A connectlon fee in the amount of 55,618
per ERU is then required to be paid to the benefit of the City of Sparks for use of their
system.

DRYUflLMES

NV Energy currently has electrical lines running parallel to the east side of pyramid

Highway servicing properties to the north, adjacent to the west side of the property,

and lines running east-west along the south boundary of the property. An 8" gas main

exists in La Posada Drive northeast of the property. ln order to gage whether or not
additional infrastructure would be necessary to service the subject property, a
discovery would need to be performed by NV Energy, but it is anticipated that existing

gas and electric facility will be sufficient to service the future uses on the propefi.

Please reference to Figure I for locations of potential connection points for dry

utilities.

Page 5
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Pyramid/La Posada Master Plan Amendment
lnfrastructure Feasibility Report

FEMA FLOOD ZONE MmGAflON/STORM DRATNAGE

FEMA Flood Zone Mitigation

Historically, flooding from storm flows originating from drainage areas to the

north, most specifically Griffith Canyon, have adversely impacted the overall

Spanish Springs area, in particular the intersection of La Posada Drive and

Pyramid Highway just to the north of the project site. The purpose of the

NSSDF project was to alleviate these flooding issues. As part of the NSSDF, a

large drainage channel was constructed along the southeast and south edges

of the property.

The NSSDF project was analyzed and designed by two separate studies.

Hydrology was completed w'thin the Application for Conditional Letter of Map

Revision (CLOMR) lor North Sponish Springs Detention facility, Woshoe

County, Nevado in October of 2006 prepared for the Washoe County

Department of Water Resources (Hydrologic Report). The hydraulics of the

channel and detention facilities was completed within the Droinoge Reportfor

North Sponish Springs Flood Detention Facilities prepared by AMEC in May of
2006 for the Washoe County Department of Water Resources (Hydraullcs

Report). The scope of the NSSDF project included construction of a

sedimentation basin, a large regional detention facility and conveyance

channels. The large drainage channel constructed along the southeast and

south edges of the property was completed as part of the NSSDF and FEMA

flood zone is now contained in the channel. Reference Figure 2 for the

channel location and the FEMA flood zone area.

Page 6
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Pyramid/La Posada Master Plan Amendment
lnfrastructure Feasibility Report

Storm Drainage

The property naturally drains to the south for eventual outflow south and east. ln the
proposed condition, storm drainage is anticipated to be piped for outfall into the
NSSDF channel along the south edge of the property. Detention will likely be

necessary either underground or open, as the original studies for the NSSDF channel

would have been completed assuming the area to be either suburban residential or
open space/park. Neighborhood commercia! will cause an increase in overall

imperviousness of the area, and an increase in volume and peak runoff can be

expected. Onsite detention should be provided to assure that outfall from the site

meets the intent of the NSSDF design.

coNcrusroN

ln conclusion, the findings included in this lnfrastructure Feasibility Report support the
requirements of the Area with respect to a Master Plan Amendments, specifically, (L)

the improvements likely to be required to support the intensification, ond (2) those

improvements have been determined to be in substontiolcomplionce with all appticabte

existing focilities and resource plons for Sponish Springs by the Deportment of Woter

Resources.

PageT
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I nfrastructure Feasibility Study

APPENDIX
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Truckee Meadows Water Authorlty

RULE 7

REOUIREMENTS FOR WLL€ERVE COilIilITMENT LETTERS

llleffrodoloov for Calculaflno Demand and Wabr Resources Reoulrament

1. The Apdicant's Demand for new SeMce or Modified Service shall be computed as folloun:

T)4EE of Unit

Single family reidential lot based
on square foot lot size, with a
minimum Demand of .12 acre feet
per lot

Mobile home parks with
separate inigation (per space)

Demand per unttfor apartments, duplexes,
condominiums, or townhouse units
(excluding outside, utility room, laundry
room and/or reoeation uses)

Commercial or lndustrial Servioes
(including residential utility room/
recreation areas)

Demand (Acre Feet Peryear)

1.1 + (10,0001Lot size)

0.25

a.E

lnigatbn

ThE best available data and estimating
procedurm as determined bythe
Authority shall be used orestmatd average annual
Demand as fumishd by the Applkpnt or Customer
and accepted bytheAuthori$ shatlbe used.

3.41 acre feet per actre, or, for drip systems, the
Demand as calculated by a landscape architect or
otherqualified professional and verifid by the
Afihority.

The acre feet rquired for a new Service or Modified Service will be computed as follows:

TotalAcre Feet Requird (AFA) = (Demand + Deficit Demand) x Multiplier

Multiplier = (a) for mainstream Truckee River Rights the multiplier shall be 1.11.

(b) for groundwater rights, the multiplier shall be 1.00.

Rule 7-3
MPA|4-004 Rulir-007
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2.1.01.2 The subdivider/developer shall provide DWR with information as
necessary to determine the adequacy of the existing sanitary sewer
system to accommodate flows from the proposed suMivision or
development from the point of connection to a sanitary sewer
interceptor. DWR may require modeling and analysis for all
developments.

2.1.01.3 All sanitary sewers, including laterals, shalt be constructed to a
depth sufficient to allow for gravity flow to public sanitary sewefti from all
floors of residential or commercial strucfures, including basement areas.
Altemative means may be approved on a case-by-case basis, and shall
require the approval of DWR prior to constuction. cost for any required
easements or rights-of-way shall be included in the estimate.

2.1.01.4 Concrete collars shall be placed around all manholes, valves or
other appurtenances within any right-of-way or easement. Such collar
shall encircle all casting with a minimum width of one foot. Manhole
collars shallconform to standard details; all other collarc shallextend to
a minimum depth of one foot, Concrete shall meet the Standard
Specifications for Public Works Construction for severe weather.

2.1.01.5 Public sewer facilities shall be installed within public street sections.
No public sewer facilities will be permitted along lot lines or other
locations unless approved by DWR. Appropriate public sanitary sewer
easements and improved access in accordance with DWR standards
are to be provided for maintenance purposes.

2.1.01.6 Sanitary sewer mains shall be extended with a subdivision or
development to adjacent undeveloped property for fr.rture extensions in
accordance with approved plans, unless othenrise approved by DWR.
A sanitary sewer manhole and minimum 20 foot long stub with cap shalt
be placed at the terminus of the sewer main at the property line of the
undevelopment adjacent property. A mechanical plug shall be installed
into the downstream pipe and inside the termina! manhole.

2.1.02 SEWER DESIGN CRITERIA

The following design criteda shallgovem the design of sevtrage colle{ion systems to
be dedicated to the County. The intent of fse qiterh b b provide sde, @uats, and
dw&t [e soiler service without excessive maintenance costs.

2.1.02.01 Floar Determirption -The arerrue fur fom reidentbl units shall be based on a
average daily residential rate of 270 galbns. Fixfr.ue rnb rnay be rsed tc debrmine

WASHOE COUNTY DEPARTMENT OF WATER
RESOURCES

ENGINEERING DESIGN STANDARDS
SECTION 2 - GRAVITY SEWER COLLECTION DESIGN

MPA|+004 RAlt -007
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2.1.42.02

2.1.O2.O3

21.42.04

2.1.42.05

2.1.42.ffi

2.1.03 DEPTH

he flcni/ forn ommecial ard indusffial areas or by historical urater mnsumption
records. lf b<ture unit counb are mt a/aftabh, a\Ergrp dafly fu,'r,s fu comnsrial
popertyshallbe:

1.) Parks and Open Space: 6M gallons/daylacre

2.) Comnnercial:

General Commercial (GC): 780 gallons/daylacre (9.9
employees/acre)

Neighborhood Commercial (NC): 2,530 gallons/daylacre
(32.2 employees/acre)

Tourist Commercial (TC): 3,245 gallons/day/acre (41.2
employeeslacre)

3.) I ndustrial: 457 gallons/daylacre

4.) or as approved by DWR

(Washoe County Community Development Standards)

Pioe Size -The minimum size of collection lines shall be 8jnches in diamater.
Service laterals which serve single residences shatl be a minimum of 4inches in
dkrnebr. All other lires shall be sized rsirg ace@ @naulic anallisb tecfrniqr.es.
Srrdt s&drg analfb stafi be perbnned Glrg peak houh,s.

Ptpe sbpe -The minimum pfrpe sbpe is tE sbpe et ufiih tre flow velocity is at least
2.5 M. per seoond when flowing talf full or as approved by DWR ln gereral,
slopes which permit ssi/age velocitix in exm of 10 bet per second will rpt be
witroLrtDWRappoval.

Dedr of Fklrv - The deptrr of fu,t/ in tre sanihy sarrer pipes shall rpt e,reed O.gD
ufere D istp rpmirBldlanderofthe pipe.

capadty-se eroHion q/€bm slu[ be designed br p€k fule. Det$,gn ergirner
sfBll determlre peakirE ffir. WfEn $irE a sr4e ookdbn qgenr for a givwr-alea,
fE q/$em srd be sired so tM fr utr be adeqgb b carry the design fiow fom the
entire future tributary area even though it is not within the project boundaries.
The minimum peaking factor shall be 3 or as aaproved by DWR.

Arnhnb - Manning's Formula is to be used in computing depth of flow and
velocities of all sanitary sewer conduits, with the roughness coefficient "no
value equal to 0.012 for PVC pipe, 0.012 for Reinforced concrete pipe,
0.012 for Ductile lron pipe and 0.011 for High Density polyethylene (HDpE)
pipe.

WASHOE COUNTY DEPARTMENT OF }VATER
RESOURCES

ENGINEERING DESIGN STAT{DARDS
SECTION 2 - GRAVITY SEWER COLLECTION DESIGN

MPA|+004 RAlir-007
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Population Element:

POP.3.1 The Washoe County Department of Community Development will include an
analysis of the existing land use acreage relative to existing and planned
population in staff reports prepared in conjunction with Comprehensive Plan
amendments and comprehensive updates to other master plan elements.

Goal Four: Coordinate population growth with the availability of water, sanitary sewer,
streets and highways, and other public facilities and services.

POP.4.1 The Washoe County Department of Community Development will include an
analysis of the demands for public services and facilities relative to existing and
planned population in staff reports prepared in conjunction with Comprehensive
Plan amendments.

Conservation Element:

Goal Two: Conduct development so that an areans visual features and amenities are
preserved.

Policies
c.2.1 The Washoe County Department of Community Development shall maintain

maps depicting valuable scenic areas, including but not limited to, prominent
ridgelines, playas, and other unique scenic features. These maps shall be used
to determine, in part, the land use and public services and facilities appropriate
for each planning area. These maps, which may be specific to and contained
within each Area Plan, shall also be used during development review to identify
areas where scenic resource assessment and possible mitigation measures may
be required.

Goal Three: Regulate or mitigate development to protect environmentally sensitive
and/or critical !and, water and wildlife resources that present development hazards or
serve highly valuable ecological functions.

c.3.3 The Washoe County Department of Community Development will take natural
constraints into account on a site-by-site basis during development review.
\tr/hen technical review of a proposed development discloses localized conditions
such as unstable slopes or poor soil conditions, development will be reduced
from the normally allowed maximum, clustering may be proposed as an
alternative where appropriate, and other conditions may be imposed, both to
avoid natural hazards and to protect valuable environmentalfeatures.

Housinq Element:

The requested change does not directly support the Housing Element.

MPA14-A04 RA1th007
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EXH IBIT E
Land Use and Transportation Element:

Goal One: lnfluence future development to abide by sustainable growth practices.

LUT.1.1 Washoe County should define smaller areas where more intense suburban
development is permitted (parallel with the Area Plan Suburban Character
Management Area, or SCMA), and larger areas outside the suburban areas
where development is strictly limited to retain the existing rural character (parallel
with the Area Plan Rural Character Management Area, or RCMA).

LUT.1.4 Residential should be within close proximity to retail/commercial land uses within
SCMAs to facilitate both walking and cycling as desirable and safe modes of
transportation.

Goal Three: The majority of growth and development occurs in existing or ptanned
comm u nities, utilizing smart g rowth practices.

Policies
LUT.3.1 Require timely, orderly, and fiscally responsible growth that is directed to existing

suburban character management areas (SCN/lAs) within the Area Plans as weil
as to growth areas delineated within the Truckee Meadows Service Area
(rMSA).

LUT.3.2 ln order to provide a sufficient supply of developable land to meet the needs of
the population, Area Plans shall establish grouvth policies that provide for a
sufficient supply of developable land throughout the planning horizon of the next
20 years, with considerations to phase future groMh and development based on
the carrying capacity of the infrastructure and environment.

LUT.3.5 Area Plans shall identify adequate land, in locations that support the regional
form and pattem, for the residential, commercial, civic and industrial development
needs for the next 20 years, taking into account land use potential within the
cities and existing unincorporated centers, existing vacant lots, and resource and
i nfrastructure constrai nts.

Goal Five: Development occurs where infrastructure is available.

Policies
LUT.5.1 Recognize the relationship between land use timing and the provision of

adequate services and facilities.

a. Provide an adequate facilities plan that meets the requirements described in
the Development Guidelines section of the Land Use Groups.

b. Consideration should be given to the long-term inefficiency of development
with individual systems as opposed to the possible formation and use of
community facilities districts.

Proposed development plans shall be required to provide the minimum service
standards as described in the Land Use and Transportation plan.

New development shall not reduce the quality of service for existing residents
and businesses nor reduce the ability of public agencies to provide quality
service.

LUT.5.2

LUT.5.3

MPA1th004 R;2A14-A07
FYHIRIT F



1UT.5.3.1

EXH IBIT E
Pursuant to the provisions of Nevada Revised Statutes, Chapter 278, military
installations shall be noticed of a proposed planning or development action
initiated by Washoe County or applied for by a property owner.

Locate more intense pedestrian and transit-oriented development along major
roads, transit conidors, and in activity centers within village centers.

LUT,5,4

Goal Seven: Development pafterns in the unincorporated SGMAs provide an alternative
to the higher intensity land use patterns that are found in cities.

Policies
LUT.7.1 Village land use patterns may be developed in limited suburban locations.

a. Villages should create secondary nodes of activity that complement larger
city services rather than compete.

b. Higher density urban villages should be located at the center of the village to
take advantage of infrastructure and to provide a more efficient means of
providing services.

c. An urban village may include a mixed-use, higher density community located
at the center of a suburban area.

Retail/commercial should be located within walking distance to homes and at the
bottom floor of apartment complexes.

Design neighborhood circulation to balance the safe and efficient movement of
local pedestrian and bicycle traffic with the need to accommodate vehicular
traffic.

a. Maximize the number of walking destinations in proximity to homes through
interconnected street networks and the creation and improvement of more
sidewalks. Promote safe routes to school incorporating sidewalks and
graded interconnected bicycle lanes.

Transportation system plans shall be consistent with long-range land use plans.

a. Amendments to the Streets and Highway System Plan maps, which are
located in the Area Plans, shall be consistent with the 20-year planning
horizon of the Washoe County Comprehensive Plan and standards
established as part of the 2030 Regional Transportation Plan.

Public Services and Facilities Element:

PSF.1.13.4 Areas planned for urban or suburban development (residential densities of one or
more units per acre or comparable non-residential development) will be served
by a community water supply system consistent with adopted regional policies
and the Planning Area Minimum Service Standards in the Land Use and
Transportation Element of the Washoe County Master Plan. ln accordance with
adopted regional policies and existing County ordinances, all new systems and
facilities shall be dedicated to Washoe County.

Encourage new public and private development to use water conservation
landscaping and fixtures.

LUT.17,4

1UT.18.1

LUT.26.1

MPA|4-004 RZA|+007
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EXHIBIT E
PSF.1.24 Reduce water demand through xeriscape landscaping, reclamation, and reuse of

wastewater for parks, medians, golf courses, and other appropriate application
uses.

PSF.3.8 Control stormwater runoff from new developments to:

a. Prevent siltation and pollution of lakes, rivers and streams.

b. Prevent erosion, flooding and other surface water damage.

c. Prevent increases in downstream peak flows.

d. Preserve and enhance the region's water resources.

PSF.4.2 Encourage the development of fire protection facilities in relationship to planned
development.

PSF.4.5 Ensure that future development uses fire resistant building materials.

PSF.4.9 Encourage the development of police protection facilities in relationship to
planned use.

PSF.5.2 Encourage the location of general govemment facilities at regional and
community centers.

MPAI+004 RzAlir-ilq7
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RESOLUTION OF TIIE WASHOE COIINTY PLAI\NING COMMISSION

RECOMMEI\DING ADOPTION OF REGULATORY ZOi\E AMENDMENT CASE NTUMBER
RZA14-OO7 AI\ID TIIE AMEI\IDED SPAI\'ISH SPRINGS REGI'LATORY ZOIIE MAP

Resolution Number 14-

Whereas Regulatory Zone Amendment Case Number RZA\4-007, came before the Washoe County
Planning Commission for a duly noticed public hearing on November 13, 2014; and

Whereas the Washoe County Planning Commission heard public comment and input from staff
regarding the proposed Regulatory Zone Amendment; and

Whereas the Washoe County Planning Commission has given reasoned consideration to the
information it has received regarding the proposed Regulatory Zone Amendment; and

Whereas the Washoe County Planning Commission has made the findings necessary to support
adoption of this proposed Regulatory Zone Amendment as set forlh in NRS Chapter 278 and Washoe
County Development Code, Article 821, Amendment of Regulatory Zone; and

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this recommendation,
the Washoe County Planning Commission finds that this proposed Regulatory Zone Amendment:

1. Is in substantial compliance with the policies and action progmms of the Master Plan
and the Regulatory Zone map;

2. Will provide for land use compatible with (existing or planned) adjacent land uses, and
will not adversely impact the public health, safety or welfare;

3. Responds to changed conditions or further studies that have occurred or further studies
that have occurred since the plan was adopted by the Board of County Commissioners,
and the requested amendment represents a more desirable utilization of land;

4. There are adequate transportation, recreation, utility, and other facilities to
accommodate the uses and densities permiued by the proposed Regulatory Zone
Amendment;

5. Will not adversely affect the implementation of the policies and action programs of the
Washoe County Master Plan,

6. Will promote the desired pattem for the orderly physical growth of the County and
guides development of the County based on the projected population growth with the
least amount of natural resource impairment and the efficient expenditure of funds for
public services; and

7. Will not affect the location, pu{pose and mission of a military installation.

MPA1ih004 RZAIt -007
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Planning Commission Resolution 14-
Regulatory Zone Amendment
Case Number RZAI4-007
@yramid Urban Achievers)

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby
reconrmend adoption of Regulatory Zone Amendment Case Number RZA14-007 and the amended Spanish
Springs Regulatory Zone Map (attached as Exhibit G to the Planning Commission Staff report dated
October 17,2014) this resolution to the Washoe County Board of County Commissioners.

ADOPTED on November 13, 2014.

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Secretary Roger M. Edwards, Chairman

Page2 of2
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RZA1 4-007 Proposed Regulatory Zone Map
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To:
Frorn:
CC:

DaE:
Re,:

Washoe County
COMMUNITY SERVICES DEPARTMENT

Engin*ring and Capial Proi*u
METIIORANDI'M

Roger Pelham, Seuior Plsrner
Clara Larnoson PE, PTOE, Licensed Engineer
l(ristine Klein PE, Seaior Engineer
Drn'ayne E. Smitlr" FE, DivisionDiretor
0ctober 13. 2014
Master PlanAramdment itIPA 1+00.1 fPyramid/La Posada Commercial]

The traffic analysis showed that Pyramrd Highway and La posada Drive and
Sre proposed driveways will op€rete within acceptable levels of service with
the change of zoning of parcel 534-091-06. The traffic report didn't include
any trips assoqated with parcel 534-091-07. If ffris E rn error I recommend
an updated baffic analysrs be submrtted.
La Posada Drive is a City of Sparks road. I recommend Crty of Sparks be
part of the pro;ect review and approval,
Pyramid Highway is a NDOT road. Approval for a driveway onto pyramid
Highway would be dependent on NDOT approvat.

':"" g ff , sE dt*) 6'B
,}=;ri; ' [vashoe ceEseltSr s{eaath Dtsts'fret \u/V

- r;- E,'J\-lR,-)l'" lr lE'iT qj- FIE l;TF! S ! F\ l,- E i trl1, 
-l5 j,-)-i Pub[ieHealt]r

Plannmg and Development Divismn
Community Services Department
Attn: Roger Pelham

Octobr 2.3.2014

DearRqer,

Aflerreview of tle Master Plan Amendment Cas€ HumberMPAI+M}  (Pyramldrla Posada
Commerclalf, Washoe County Health District Vector-Bome Disease Program has no
concerts.

lf there are any or concerns, please cmtad nE at 785-4599

Sincerely,

")t',',fi' '' i*.r;n--.-

JeffJeppson
Vector-Bone Disease Spesdist
Environnprtal Health Services
Washoe Qounty Healh Distrid

CC" JimShaffer,WCHD
DeniseCona, WCHD

MPAlih0O4 RZAIt -007
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Exhibit H

Tinr Lerghton
Diitsrirl t'lrrit'

Clrarles A. \'loore
fir t'hir'[

OctoberL0, 2014

Washoe County Community Services D€partment
100L East Nlnth Street
Reno, NV 89512

Re: Master Phn Amendment Case No. MPA 14-004 ( Pyramld/la Posada Commercial]

The Truckee Meadows Flre Protectlon Dlstrict (TMFPD) wlll approve the above MPA \irtth the followtng
condFtlons:

r Any developments on the propeGy shall meet the requirements of WCC 60.
e Plans shall be submittedforreviewandapprovaltoTMFPD.

Please contast me with any questions at (7/5) 32F6005.

Thank you,

Amy Ray

Fire Mershel

Tim Lerghton
Dri,rsolt (.-lh'f

Charl* A. \'loore
Frrr (lrt.f

RegulatoryZone AmendmentCase No. RZAL4-007 (Pyramid/ta Posada)

Truckee Meadows Fire Protection District (TMFPD) wlll approve the above MPA wfth the following
tIIron5:
. Thls development and all land and structures, shall meetthe provtsions of the WCC 60.
r Plans shall be submltted for revlew and approval to TMFpD.

contact me wfth any questions at (715) 326-6005,

MPA|+004 RAltt-0A7
trYlilnlr H
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Exhibit H

ErsoNAr rnntl.sronnrror{ COmHlSSlOt{
Pwhilc Traaqortation Slrcr& aad Hdg&rurya Plcrraing

October€,2014 Fn: *hmnoFl- rg$ 14

Mr, Rogar Fclham, SeniorPlanner
Oommunity SeiliEEs Dopaflrnent
Weshos *ounty
F.0, Eqx f 1tSO
Reno, hlV 89520

RE; l$PAl4{MAl{D RZAI4{07 (PffiAlrlUtLA PO$ADA COmiIERclALl

Dear RogBr,

The appllcant i$ requestin8 a nRastsr pian arnendment ard a rqulatory zone antEndmEnt on two pare€ls
lsmt€d on the southeast corner of Pyrarnld High$ray and [.a Fosada Drlvc.

The 2035 RTP idcntifiea th€ secfion of Pyrannld Hlgtrrrsy ffiam Sparts tsoulemrd ts 6atlc de la Ptats as a
fulure aix-lane freaway (in the e023-?035 tirnehme) ff parl of the Pyrannld i{lgh*ayilSun Valloy/U$ ISS
ConneEtor, The Fsdsa! Highway Adrnir$etralion, ln eoogarathon wllh tlrc hlevada Depertment of
Transportalion (NDOT) and ttra RTG, has iseud a drafi Enrrrrsrurental lmpest Steterilant for &e
prop@ged l.JS $95/Pyramid C,onnscfion- As a reeull of revised tafiie prd€dions and a Bsw trsv€!
demsnd msdel. the desQn is baing re{lnad for the Fnnal ElS. A slx-lan€ freevuay facility is not anticipated
north of Spafis Boulwsrd to tha project limits. For nnore lnfoflnslbn, plesse Bse ths rvss[te at
PurEmMUSlQfConnec$ltu,retr. Thg rwhehe rdllhc updated upon mmplebon of the deeign rcfinennsflt,
For fur&cr information on the Pyramld Highuray and US 395 Gonnsctor, pleeee mntest Doug Maloy at
(rr5) 335-1865,

The RTF identifrEs La Fos€da foo,nr Pyramid Hl$tway to Cotd€ba Boulcvard as an arterislv+ith rnedir.rm
acce88 can&sl and Pymmld Higtnrvay fom Quecn Way lo Celle de Fla&c a6 alt arterial udth hlgh accsEs
aontrul, To rnaintaln arterial Eafacity, the fotloumrq RTP ecsess rnenagamant standards reed 1p be np1
All accees epaurB sttould bs btr€d on the pareo{ prtar [o rtivlding ard may rquire crEBE aqcges
esstrT€ntc to maintsln RTP ams standatds,

@tr8[Fi Sl Cf Bls* urr ErilFf Fr| sI EsrdE!.
la.ffilttB sBnd oFalrt8 tg lg pliling purrccc al{l EddilHrsl B&!F ts rnurt b! inith €t Frcr&rrl aax tlE:Eq 

'n 
l|!s €oGrd d rs$r€ eedowrl. FsrErs!

Bqr!51&{ illFlod8rE, lrd o[E rdBdnt ffiEl! lmIt6tr? effir &!rF 6] 0trair*
hdmrwo emq lm EfrEkd mErstditn$ fl sll*r dfirs{r8fg
ll thrrR !E nroio dt8 r 30 rr&{und. rlglr*hsn oerfifi€nlr dulfig plF prdt-raJ'
lf ltsa ap rarc oiln E9 rftA$d egltlrrt ,iEt i4nfirf8 drfirg O! pr{lfiiB*

fltoEomd: 6onnlE1l/€hrr[Cheir] . $emnladrarletffirod . F{HflBJsrdFrl , EarldHuml(€ ' FEnEmtr
's0 Bsr '3tH*H, R+r,e. HV 888?0 EQEE U4uneya trrr./e Fs PJV eEbEE . ??E g4A O4{Hl d.lffiatm @T

MPA|+004 RZA|+007
trYH'EIT U

AcGs6 illln&ilrmlil Strndr&.futrlEtrr ond EB

4ffi56
ldE'rEg8m6nt

d,18sB

FEEtBd
Sp*arlr

Stgnsb
Fer iit-]e

and
Sreclngl

!$SranTfpo

L€fl Frsm
MaF

SrsEtT
(SpBsnE

fhtu EFMlll

Let Frwm
fiilirt€r ShB'st 0r

6i'trruy?

RrgfilSE@l
LsnE6 6t

Bnvuroys?

Eduesav
gmdrgt

Hrfh
Ams
Conbol

I z st lffi saired yas grjya!

H# | H# rnr#randued ?sCIft, sensled
,lffi;"k I lumggeeB nnlnsrttli! lscalisfts

Yes' e50 ftJg0ot

tddtraJ6
Ac*gu
6ortrd

3 er tsss
4{F45 ffitnanum
ms+t EEE*IE

lgfiS fsd

Resed rp Yee
pahtediltturn 5m fl.

Bwhotg iEr{tununn

Fto, on 6 sr
tl",lane

cosdusts iiob
ghnsl

Ya$s 200 ft.r$0s ft.

D ElrF0ygl JnI 16.8(q$'ll. ondtsagl

Page 3 of 5



Exhibit H

Paga2 MPA14-64 and R2A14-S? (ftpamtdLa Fosada Cornmcrcial)

The polkry LOS br La Pocada ard Pymmid Hightray is E. Ihs p6rcy LOS br this intercoctisn is elso E
as rnlor8ectoris 6fiould bo deeignd tc provide a lsvd of s8rvica @nsistont nflth mshtenrng thG pdlcy
lsvcl of srvioe of 0te inlsseding corridor

Thar* yw b tho opportunity lo emnenl m this prsftd ll you have any queetions, please helfree to
oontact mo ot 335.1918

Srloer€ry"

'1
i',r^ .1 -J r-r',..-

&bra Gdtirt
Planning Adrnhlstsalor

OG{m

Copies: MacftorMlller.RegionalTraneportalionCommiseion
Tina Wu, Regional Transportstlon Commiesisl
hrg Matoy, Regirnel TransOomfon Comrnisbn
Julie Maofspol, R€lond Tranopolat&rn Cornrd$sl

fururH Ls Porsls Cd[ErE€rd

MPA|&OA RAlt -007
FYHIBIT H

Page 4 of 5



Exhibit H

Washoe County
COMMUNITY SERVICES DEPARTMENT

Engineering and Capital Projects
MEMORANDUM

To: Roger Pelham, Senior Planner
From: Clara Lawson, PE, PTOE, Licensed Engineer
CC: Kristine Klein, PE, Senior Engineer

Date:
Re:

The tlaffic analysis showed that Pyramid Highway and La posada Dnive and
the proposed driveways will operate wlthin acceptable levels of seryice witlr
the change of zoning of parcel 534-091-06.
It didn't appear that the traffic report included any trips associated with
Barcel 534-091-07. If this is in error I recommend an updated traffic
analysis be submitted.
My recommendations for approval are;
Development be restricted to parcel 534-091-06.
City of Sparks approval the location, configuration and nurnber of driveways
on La Posada Drive.
Driveways on Pyramid Hlghway be prohlbited based on l{Dor's request and
conformance to NDOT's Access Management Guidelines.
Joint access between parcel 534-091-06 & 534-09t-ol or a lot line
adjustment between the two lots so that botlr parcels have access on La
Posada.

Dwayne E. Smith, PE, Division Dlrector
Leo Vesely, PE, CFM, Licensed Engineer
October 8,20L4
Regulatory Zone Amendment RZA14-007 (pynarnid/La posada
Commercial)

MPA1th004 RAl+a07
FY'IIRIT }I
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Attachment B

RESOLUTION OF TTTE WASHOE COTINTY PLAI{NING COMMISSION

RECOMMEIIDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
RZAI4-OO7 AND THE AMEIIDED SPANISH SPRINGS REGITLATORY ZONE MA.P

Resolution Number 14- 2=
Whereas Regulatory Zone Amendment Case Number RZAI4-007. came before the Washoe County
Planning Commission for a duly noticed public hearing on November 13, 2014; and

Whereas the Washoe County Planning Commission heard public comment and input from staff
regarding the proposed Regulatory Zone Amendment and

Whereas the Washoe County Planning Commission has given reasoned consideration to the
information it has received regarding the proposed Regulatory ZoneAmendment and

Whereas the Washoe County Planning Commission has made the findings necessary to suppon
adoption of this proposed Regulatory Zone Amendment as set forth in NRS Chapter 278 and Washoe
county Development code, Article 821. Amendment of Regulatory Zone: and

Whereas. pursuant to Washoe County Code Section 110.821.15(d), in making this recommendation.
the Washoe County Planning Commission finds that this proposed Regulatory Zone Amendment:

l. Is in substantial compliance with the policies and action pro$ams of the Master plan
and the Regulatory Zone map:

2. Will provide for land use compatible with (existing or planned) adjacent land uses" and
will not adversely impact the public health, safety or welfare;

3. Responds to changed conditions or further studies that have occurred or further studies
that have occurred since the plan was adopted by the Board of County Commissioners,
and the requested amendment represents a more desirable utilization of land:

4. There are adequate transportation. recreation. utility. and other facilities to
accommodate the uses and densities permitted by the proposed Regulatory Zone
Amendment:

5. Will not adversely afFect the implementation of the policies and action programs of the
Washoe County Master Plan.

6. Will promote the desired pattern for the orderly physical growh of the Counfy and
guides development of the County based on the projected population growth with the
least amount of natural resource impairment and the efficient expenditure of funds for
public sen ices; and

7. Will not affect the location, pu{pose and mission of a military installation.



Now therefore, be it resolved that the Washoe County Planning Commission does hereby
recommend adoption of Regulatory 7-oneAmendment Case Number RZAI4-007 and the amended Spanish
Springs Regulatory ZoneMap (attached as Exhibit G to the Planning Commission Staffreportdated
October 17,2014) this resolution to the Washoe County Board of County Commissioners.

ADOPTED on November 13, 2014.

WASHOE COI'NTY PLA}{NING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Roger M. Edwards, Chairman



RZAI4-007 Attachment C

Proposed Regulatory Zone Map

I
l
I

1

w 8Ptr{O6?LetlcE

\.-'-'-.
I
l.-.

,
.J.,,
I
t
t
t

,
t,I

I
I
I

Y
l

I

mvffi
iraffEEA

svAE
HLIGrng^

MffiEECNS
FI.NU! AnEA

.....sracaEPhSoftrt
-.-- Fbr*re [-Beffiy

,l0 Wrr OEd R-oEpf,L
rh Er# PbtolB tua(hoi
Crty ol SE r.

SPAT.IISH SPRINGS

REGUISTORY ZONE MAP

rnDffiRru ! mm-a,lrm lffi mm
&i ,ao,rrx*s,r"ru"* },} wm,omur.r, Il mf*"*"
! ,rc.,rtu-rum ! 'rxrr,ors*m ! "m*s^roremrm

rilori€nm !r*or*r* [eaec
Ift rmms,m, I trrucm*ru G€Eilm

I mol**rorm I EfE*** oExEruRmmnm

! mwxwm. I rotnarqffi ffi}ffi*
**"*I ":Er

mt [&E#6i&o&rmErs#&
{@tqrE{r@ry^l@d

  E.6affirE
{F*nrEre

It uffifrc
a a .---

AffidqEfEMffiNAME
@^mGBffiffigE$&ffi
PAt {rffiffi

Community Services
Department



Attachment D

WASHOE COUNTY COMMISSION 1001 E. 9th Street
P.O. Box 11130

Reno, Nevada 89520
(77s\328-20[5

ADoplNG rHE AMENDMENT ro r[eEssBhHIl?\rmNGS REGULAToRy zoNE MAp
(RZA14-007, pyRAMtD/ LA POSADA COMMERCTAL)

WIIEREAS,

A. Pyramid Urban Achievers applied to the Washoe County Planning Commission to
amend the regulatory zone on two parcels of land (APN: 534-091-06 &.07) located in
the Spanish Springs Area Plan from Parks and Recreation (PR) to Neighborhood
Commercial (NC) as set forth in Exhibit A attached hereto;

B. On November 13, 2014, the Washoe County Planning Commission held a duly
noticed public hearing, determined that it had given reasoned consideration to the
information it had received from staff, the applicant and from public comment
regarding the proposed Master Plan amendment, approved the request for adoption;
and, in connection therewith, made the following findings as required by Washoe
County Development Code Section 110.821.15 and the findings as listed and in
accordance with the Spanish Springs Area Plan:

1. The proposed amendment is in substantial compliance with the policies and action
progrzrms of the Master Plan and the Regulatory Zone Map.

2. The proposed amendment will provide for land uses compatible with (existing or
planned) adjacent land uses, and will not adversely impact the public health, safety or
welfare.

3. The proposed amendment responds to changed conditions or further studies that have
occurred since the plan was adopted by the Board of County Commissioners, and the
requested amendment represents a more desirable utilization of land.

4. There are or are planned to be adequate transportation, recreation, utility, and other
facilities to accommodate the uses and densities permitted by the proposed
amendment.

5. The proposed amendment will not adversely affect the implementation of the policies
and action programs of the Washoe County Master Plan.

6. The proposed amendment will promote the desired pattern for the orderly physical
growth of the County and guides development of the County based on the projected
population growth with the least amount of natural resource impairment and the
efficient expenditure of funds for public services.

7. The proposed amendment will not affect the location, pu{pose and mission of the
military installation.

8. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly identifies the
improvements likely to be required to support the intensification, and those



improvements have been determined to be in substantial compliance with all
applicable existing facilities and resource plans for Spanish Springs by the Department
of Water Resources. The Department of Water Resources will establish and maintain
the standards and methodologies for these feasibility studies.

9. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the [unincorporated] Spanish Springs Hydrographic Basin and
the improvements likely to be required to maintain/achieve the adopted level of
service. This finding may be waived by the Department of Public Works for projects
that are determined to have minimal impacts. The Department of Public Works may
request any information it deems necessary to make this deterrnination.

10. For proposals to establish or intensify commercial land uses, a market analysis has
been conducted that clearly establishes a community serving trade areao provides
convincing evidence of a need to increase the inventory of community-serving
commercial land use opporfunities, and demonstrates no negative impact on the
qualitative jobs/trousing balance in the Spanish Springs planning area (i.e. the
relationship between anticipated employment types/wages and housing costs).

C. The amendments to the Spanish Springs Area Plan Regulatory TnneMap were referred to
this Board pursuant to WCC 110.821.30 to adopt, adopt with modification or deny the
findings of the Planning Commission and adopt such parts thereof as may practicably be
applied to the development of the county;

D. This Board held a duly noticed public hearing on December 9,2014 to consider adopting
the Regulatory Tane Amendment and desires to adopt them as specified in Exhibit A to
this Resolution; and

E. This action will become effective after adoption of Master Plan Amendment Case Number
MPAl4-OM;

NOW TIIEREFORE BE IT RESOLYED,

1. That this Board of County Commissioners affirms the findings of the Planning
Commission and hereby ADOPTS the amendments to the Spanish Springs Area Plan
Regulatory TaneMap (Regulatory Zone Amendment Case NumberRZAl4-007), as provided
in the map, and documents attached hereto.

ADOPTED on December 9,2014, to be effective only as stated above.

WASHOE COUNTY BOARD OF COUNTY COMMISSIONERS

By:
Chairman

ATTEST:

Nancy Parent, County Clerk



EXHIBM A
FOR RZAI4-OO7 BCC RESOLUTION

PROPOSED SPANISH SPRINGS REGULATORY ZONE MAP
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